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PART I - BACKGROUND AND STAFF RECOMMENDATION 
 

A. SUMMARY OF APPLICATION 
1. Applicant:  3HWA Land Holdings, LLC 

Agent:  BCF Management Group, LLC     
 
2. Request: To amend the Bonita Springs Comprehensive Plan as follows:  

 
a. Create the Imperial District Future Land Use Category with text 

established herein. 
 

b. Amend the City’s Future Land Use Map for approximately 328.13+/- 
acres of land from City of Bonita Springs Density Reduction 
Groundwater Resource (DRGR) to the Imperial District, as depicted on 
the proposed Future Land Use Map.  

 
B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY 

1. Recommendation:  Approval or denial of the proposed map and text changes 
are policy decisions to be made by City Council.  While Staff acknowledges 
there are some positive aspects to the proposed text changes, this proposal is a 
significant departure from the property’s [existing] Future Land Use category 
of Density Reduction Groundwater Resource (DRGR).  It is Staff’s opinion that 
the City Council will begin to see similar proposals in the DRGR in the near 
future, and that perhaps this warrants some additional policy discussion 
regarding development in the DRGR, or reaffirmation of the position taken by 
past City Councils of leaving the DRGR policies in place as currently written 
and entitled.  
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2. Proposed Future Land Use Map Amendment: Imperial District (328.13+/- 

acres)  
 

3.  Basis and recommended findings of fact:   
 The proposed amendments encompass eight (8) parcels totaling 

approximately 328.13+/- acres.   
 The Applicant has submitted a companion zoning application for a mixed-

use planned development (MPD) for the project site.  That application has 
not been scheduled for hearings, as the property would first need to receive 
approval for its proposed map and text amendments to the Comprehensive 
Plan.   

 The Applicant desires to create its own Future Land Use category called the 
Imperial District and has provided its own text language to regulate said 
district.  The proposed text language includes an allowance for 700 dwelling 
units with amenities, and commercial tracts not to exceed five (5) acres 
total.  

 The current Future Land Use category for the subject parcels is Density 
Reduction Groundwater Resource (DRGR), which permits a maximum 
density of one (1) unit per ten (10) gross acres of land area.  

 The proposed density is 2.1 units per acre, which is a significant increase 
over the current density of one (1) unit per ten (10) gross acres.  It is also 
higher than the density permitted in the abutting Bonita Grande Mine RPD, 
which received approval for 700 units over approximately 1,342+/- acres, 
which equates to approximately 0.52 units per gross acre.  The Applicant 
references the Bonita Grande Mine RPD several times in its analysis, and 
asserts that the true density is closer to 1.7 units per [net] acre, based on the 
fact that a portion of the mine will contain land that is dedicated to the City 
for a park, while another portion (approximately 369 acres) is within a 
conservation easement.  In either instance, the density proposed as part of 
the Imperial District is higher.    

 The proposed traffic impacts indicate a trip generation of 5,419 residential 
trips and 3,462 commercial trips associated with this project.  The Traffic 
Impact Statement (TIS) provided by the Applicant originally concluded that 
the segment of Terry Street that would service the project would be over 
capacity, but that the study was done based upon worse-case scenario and 
assumes that neither this project nor the abutting Bonita Grande Mine RPD 
would be built out to full capacity, and, thus, none of the servicing roadway 
links would fail.  However, the Applicant has provided additional 
information based on an analysis of the 2045 plan, recently adopted by the 
MPO.  It is the Applicant’s position that based on that data, there are no 
roadway segments that the Future Land Use changes will cause to operate 
below the minimum Level of Service (LOS) standards.  Additionally, the 
companion zoning request is for a mixed-use project, and thus, there is a 
certain amount of “trip capture” that would apply.  The provided TIS 
indicates a 2% AM capture and a 13% PM capture.  While there are no 
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intersection or roadway improvements provided as part of this request, the 
Applicant has been upfront about acknowledging the possible need for a 
Developer’s Agreement between the Applicant and the City which could be 
used to help mitigate the project’s impacts in a variety of areas, including 
traffic.    

 The proposed project would conserve the existing wetland areas that were 
identified on-site (approximately 4 acres).  However, it should be noted that 
the environmental analysis provided by the Applicant (and confirmed by 
Staff) indicates that the wetland area is infested with exotics, including a 
portion that is identified as being between 50%-75% exotic vegetation.  A 
restoration plan has been provided as part of the concurrent zoning request.  
 

4.  The Applicant’s proposed Comprehensive Plan Text Amendment and 
proposed Future Land Use Map Amendment are included in Exhibit A.  
 

C. SUMMARY/BACKGROUND DISCUSSION: 
 

1.  EXISTING CONDITIONS 
 
Size of Property:  328.13 +/- acres.  
 
Property Location:   The property abuts Citrus Park Mobile Home Park to the west, 
and Bonita Grande Mine to the east.  

 
Existing Use of Land:  Agricultural and Residential. 
 
Current Zoning: The property is zoned Mobile Home Residential (MH-2) and 
Agricultural (AG-2).   
 
Current Future Land Use Category:   The subject property is designated as City of 
Bonita Springs Density Reduction Groundwater Resource (DRGR).  
 
2. COMPREHENSIVE PLAN BACKGROUND 

 
The entirety of the subject project is currently located within the City of Bonita 
Springs Density Reduction Groundwater Resource (DRGR) Future Land Use 
category.  This category provides the following policy:  
 

Policy 1.1.21: Density Reduction Groundwater Resource (DRGR) - 
Intended to recognize geographic areas that provide significant recharge to 
aquifer systems associated with existing potable water wellfields or future 
wellfield development.  Land uses in these areas must be compatible with 
maintaining surface and groundwater levels at their historic levels. 
Allowable land uses are limited to conservation uses; agriculture; 
residential uses at a maximum density of one dwelling unit per 10 gross 
acres within the approximately 4,230 acres of gross land area in the land use 
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category (approximate acreage includes annexed Lee County DRGR lands); 
public uses; non-profit recreational uses and essential services needed for 
the health safety and general welfare of the community such as lift stations, 
utility lines, equipment and appurtenances necessary for such systems to 
furnish adequate levels of service.  Policy 1.1.21 does not apply to those 
annexed DRGR lands that have not yet been assigned a City of Bonita 
Springs future land use category.  Those annexed areas are subject to Policy 
1.1.10.3. 

 
 
It should be noted that the DRGR originated from a 1989 settlement between the 
Department of Community Affairs (DCA) and Lee County, regarding the 
overallocation of county lands and the effects on population growth.  There are 
multiple existing developments in the DRGR that the Applicant has cited 
(referenced below), which all had zoning and land use entitlements prior to 1989.   
 
The Citrus Park Mobile Home Park is directly to the west and has the same Future 
Land Use category of DRGR.  The Park was first developed in the 1970’s and had 
approvals for a mix of over 1,500 RV and mobile home units.  The Park pre-dates 
the incorporation of the City of Bonita Springs and its density would not be 
compatible with the current language of the City’s DRGR Future Land Use 
category.  While Staff recognizes why the Applicant has cited Citrus Park as an 
example of development in the DRGR that exceeds the permitted maximum 
density, it is not an equivalent comparison.  One site has development approvals 
(and existing development) that are close to 50 years old, and the other (the project 
site) is primarily vacant land. 
 
Bell Villa, which is a single-family development north of Citrus Park, is also 
included in the City’s DRGR.  The 156-acre subdivision dates back to 1980, which 
predates the incorporation of the City of Bonita Springs.  The lots are considered 
lots of record and can be found in the official records of Lee County.  As such, the 
lots are legally entitled for single-family homes.  This also holds true for the Lakes 
of San Souci and Sun Village Estates, also in the DRGR with pre-existing lots of 
record and single-family entitlements. 

 
These examples are included as part of this analysis because they were included as 
examples of development in the DRGR in the Applicant’s submittal documents.  
While Staff recognizes these areas as existing development in the DRGR, they were 
created and developed prior to the incorporation of the City of Bonita Springs.  The 
City does not have the ability to retroactively condemn or retract approvals that 
were granted prior to its incorporation.  However, the City does have the ability and 
responsibility to review new applications based upon the codes that exist currently.  
An example of a case that was reviewed post-incorporation would be the Bonita 
Grande Mine RPD.  The Bonita Grande Mine RPD abuts the proposed project to 
the east.  This property received RPD approval in 2020 for 700 units on 
approximately 1,342+/- acres, which equates to 0.52 units per acre. That project 



6 
 

also provided land area for a public park, and 200+ acres for the City to conduct 
future water quality studies.  However, as indicated in the Findings of Fact, the 
applicant disputes the staff analysis of density, and asserts that the Bonita Grande 
Mine RPD density is 1.7 units per acre of actual developable land area.  Since The 
Bonita Plan provides density on a “per gross acre” basis, staff maintains its position, 
but acknowledges that the applicant is also providing a public benefit in the form 
of restoring the on-site wetland area and incorporating it into a 20-acre future 
drainage conveyance (flow way) that is proposed to include a filter marsh design 
component and will provide an additional water storage and treatment area.  This 
conveyance is to be constructed by the Applicant or the developer of the project 
and could serve as a benefit towards flooding concerns.   

 
The idea of development in the DRGR is not new to the City.  Throughout its twenty 
(20) years of incorporation, the City has reviewed multiple reports (such as the 
Barraco Report) and task force recommendations (such as the Water Strategy Task 
Force) related to the DRGR.  These reports and recommendations were never 
formally adopted by the City Council.  Also, to date, the City Council has not 
directed Staff or the City’s consultants to consider changes to the Comprehensive 
Plan related to the text associated with the regulations for the DRGR.  Any proposed 
changes to the current status would be a policy decision for the City Council’s 
consideration. 
   

3. SURROUNDING ZONING, LAND USES, AND FUTURE LAND USE 
DESIGNATIONS. 

 
The surrounding properties have the following attributes:   

 

Existing Zoning & Land Use Future Land Use Map 

North:     AG-2, vacant land Lee County DRGR, Wetlands, 
and Conservation Lands  

East:       Bonita Grande Mine IPD/RPD Conservation Fringe 

South:  Various AG-2 properties, agricultural 
uses, franchise utility uses 

City of Bonita DRGR 

West:     Citrus Park Mobile Home Park City of Bonita DRGR 
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PART II - STAFF ANALYSIS 
 
A. STAFF ANALYSIS 
 
CONSISTENCY WITH THE BONITA PLAN 
The following analysis will consist of the Goals, Objectives, and Policies of the 
Comprehensive Plan that were reviewed by the Applicant and Staff’s Response.  
 
Bonita Springs Tomorrow: The Vision 
 
The City’s vision is for a community that is human scale, walkable, appreciative of the 
great natural environment, and has outstanding parks and recreational facilities.  
 
Applicant Analysis: The Imperial District promotes development that is of a lower density 
and scale, and compatible with existing and planned surrounding uses.  It promotes a 
mixed-use development pattern, walkability, and human interaction; it provides park and 
recreational amenities; and incorporates green infrastructure components that support 
and protect natural systems. The Bicycle/Pedestrian Exhibit sets forth the master plan for 
providing an extensive network of sidewalks, pathways, and trails that interconnect all 
parts of the project.  All residences in the northern tract are within ¼ mile of the Amenity 
Center, which is easily accessible by all pedestrians and cyclists.  The neighborhood 
commercial abuts the south tract and can be easily accessed by those residents by walking 
and cycling.  As for the northern tract, while it is further away (.75 to 1.25 miles), it is 
within reach for avid walkers and relatively close for cyclists.   
 
Staff Response: There are five (5) components to the vision.  The Applicant succinctly 
paraphrased four of the five components (the fifth one is tied to the Downtown District, 
which does not directly relate to the proposed project).  Staff agrees that, in terms of gross 
density, the proposed project at 2.1 units per acre is less than the approved density of Citrus 
Park, which is at approximately 3.6 units per acre, but is more than Bell Villa (0.8 units per 
acre) and Bonita Grande Mine RPD (0.52 units per acre).  As a result, Staff does not agree 
with the Applicant’s assessment of the project as being “of a lower density and scale.”  The 
proposed project is divided up into three conceptual neighborhoods: the north 
neighborhood, the central neighborhood, and the southern neighborhood.  The proposed 
project is intended to be mixed-use, with the proposed commercial area being on the 
southern-most parcel – which is 0.75 miles from the central neighborhood, and 
approximately 1.25 miles from the northern neighborhood.  Two of the three 
neighborhoods (south and central) are proposing amenity tracts, which may foster 
walkability, cycling, and human interaction. However, staff maintains its position 
regarding the concern of density, and thus, staff cannot agree with the portion of the 
applicant’s analysis that suggests the project is of “lower density and scale.”   
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Future Land Use Element 
 
Goal 1: A balanced land use pattern that promotes a high quality of life and allows for a 
variety of land uses, densities and intensities and the preservation and stabilization of 
existing neighborhoods; encourages mixed use development; promotes an efficient 
transportation system; preserves the natural environment and economic vitality of the 
community; and, is consistent with the availability of essential services.  
 
Policy 1.1.2: Density, Affordable Housing Density Bonus, and Wetlands Transfer of 
Density 

a. While each individual land use category may include a maximum allowable 
density for residential uses, the actual allowable density for any given property will 
be stated in the Land Development Code (LDC) based on, but not necessarily 
limited to, consideration of the following factors: 

1. Compatibility with surrounding existing land uses and future land use 
patterns; 
2. Vehicular access and existing and planned roadway patterns; 
3. Availability of public services and facilities; and, 
4. Environmental considerations 
 

Applicant Analysis: The proposed district is consistent with this Goal and Policy 1.1.2, 
which sets forth a range of densities based on location, availability and efficient utilization 
of existing infrastructure, and compatibility between uses, availability of public services 
and facilities and environmental considerations.  The subject property is an appropriate 
location and represents infill development between Citrus Park and the future residential 
planned development on the Bonita Grande Mine site.  The land has been significantly 
impacted by agricultural uses over several decades.  The proposed Imperial District will 
allow and ensure development that is compatible with surrounding properties, will be 
connected to central water and sewer, and will provide regional environmental benefits. 
 
Staff Response: Staff agrees that the land has been impacted by agricultural uses and that 
connecting to central water and sewer instead of relying on wells and septic systems will 
be environmentally beneficial.  Staff also agrees that residential uses could be appropriate, 
but not necessarily at the proposed density.  
 
 
Policy 1.1.25: Within one year of adoption of the Comprehensive Plan the City will prepare 
Land Development Regulations which implement the Comprehensive Plan and which, at 
a minimum: 
 
a. Regulate the subdivision of land to promote compatibility among adjoining uses and 
reduce the potential for urban sprawl by encouraging infill and redevelopment.  
 
b. Regulate the use of land and water consistent with this Element by including provisions:  

1. for a range of zoning districts of varying intensities matched to purpose of each 
district.  
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2. to encourage the location of lesser intensity nonresidential uses adjacent to 
residential uses;  

 
3. for spatial and/or vegetative buffers, walls or fences, or other appropriate 
measures that will ensure compatibility between residential uses and more intensive 
nonresidential uses, to ensure compatibility of adjacent land uses;  

  
4. to prevent overcrowding by limiting building and impervious coverage and 
requiring adequate open space.  

 
c. Protect environmentally sensitive lands, including wetlands and rare and unique upland 
habitat by including provisions that limit the development footprint, requiring development 
only under the Planned Development provisions of the Land Development Code, and 
requiring use of clustering and other innovative and appropriate development techniques 
which shift structures and infrastructure to nonsensitive areas. 
 
d. Illustrate the acceptable types, dimensions and locations of signs to identify businesses.  
 
e. Prevent or reduce damage from periodic flooding by limiting development within the 
100-year floodplain, prohibiting new mobile home parks within the CMA, and establishing 
a maximum impervious surface coverage for residential and nonresidential uses.  
 
f. Ensure safe and convenient on-site traffic flow and vehicle parking needs through 
provisions that limit curb cuts, promote shared parking, encourage parking located to the 
rear of buildings, and facilitate pedestrian and bicycle access.  
 
g. Include in the requirements for development approval, consideration of topography and 
soil conditions to ensure that adjoining properties are protected from stormwater impacts 
of adjacent development and that environmentally sensitive lands are protected from the 
impacts of development.  
  
Applicant Analysis: We have demonstrated compatibility with surrounding uses, and that 
the proposed project represents infill between residential projects to the west and current 
industrial uses to converted to residential and park use to the east.  This project cannot be 
considered sprawl in that existing residential communities along Bonita Beach Road and 
the Bonita Grande Mine lie further east than it does and abut significant conservation 
lands.  
  
The Imperial District requires, through the Planned Development (PD) rezone, a minimum 
of 60% of open space, protection of existing wetlands onsite (±4.08 acres), remove exotics, 
and provision of an approximately 20-acre future drainage conveyance/restoration area 
that will include filter marshes and wading bird habitat. Wetland habitat identified on the 
project site is isolated by development, invaded with exotic vegetation, and currently 
provides minimal function.  These wetlands will be restored, protected onsite and 
incorporated with the approximately 20-acre future drainage conveyance/restoration area 
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and filter marsh design component that provides quality habitat, water storage and 
treatment. 
 
The proposed Imperial District is responsive to land and water conditions and provides 
numerous restrictions/standards/conditions for developing within the district.  
 
The Imperial District provides for neighborhood commercial to support residential uses in 
the area.  
 
The Imperial District and resulting project will meet and exceed all buffering requirements 
in the LDC, a wall will be built adjacent to the proposed spine road where it abuts Citrus 
Park, and commercial uses have been located away from existing residential communities.  
 
The Imperial District mandates an enhanced open space requirement of 60%.  
 
The City has sign regulations in place.  The Imperial District and resulting project will be 
consistent with the LDC other than where a deviation is requested.  
 
We will meet enhanced water management standards contained in the Imperial District, 
and the eventual project will require SFWMD ERP approval and City approval.  
 
The City has extensive roadway and complete streets requirements.  The Imperial District 
provides an extensive bike/ped master plan and will abide by Complete Streets regulations 
other than where a deviation is requested.  
 
Regulations are included in the City LDC.  Enhanced water management requirements are 
addressed as part of the district.  The existing property is diked and berm and the ERP for 
the proposed Planned Development will demonstrate improved conditions with the 
development of the subject property.  
 
Staff Response: Staff mostly agrees with the Applicant’ analysis, but would note that the 
Applicant’s companion zoning request has ten (10) deviations associated with it, which by 
definition means the Applicant is seeking a different standard than what is contained in the 
LDC.  The deviations include differing complete streets standards and signage regulations 
and are still being reviewed and considered by staff.   
 
Objective 1.7: To maintain, protect, and where feasible restore, the City’s natural 
environment and resources, and to protect the City’s historic resources. 
 
Policy 1.7.1: In order to best protect ground water resources, by year-end 2004, the City 
shall have completed a study to identify the types and intensity of uses that should be 
allowed within the DRGR area, and to determine the most effective and appropriate 
techniques to ensure the maintenance of adequate quantity and quality of surface and 
groundwater resources.  The study shall include, but shall not be limited to, evaluation of 
the following factors in the study area: 
 



11 
 

a. Subsurface and surface water resources. 
b. Existing uses and those having received approval prior to the adoption of the 
City’s Comprehensive Plan. 
c. Soils, wetlands, habitats and species and their quantity and quality. 
d. The Imperial River and its historical and present floodways and flow ways. 
e. Drainage and stormwater patterns and flooding. 
f. The long term water and wastewater supply and disposal needs and plans of 
Bonita Springs Utilities. 
g. Resource protection measures applicable and contained in the City’s 
Comprehensive Plan and land development regulations. 
h. Allowable uses and their density and intensity. 
i. Existing and planned infrastructure in and affecting the area. 
j. SFWMD and County ownership in and projects affecting the area. 
k. Potential positive or negative effects of possible new land uses on the resource 
base(s) and new or amended best environmental management practices needed by 
the City to further its control. 

 
Applicants  Analysis: Several planning studies have been conducted for the DRGR, most 
recently “The NE Quadrant Land Use Plan.”  The City also established a Citizens Water 
Strategy Task Force that evaluated land use issues within the DRGR and made final 
recommendations to the City in December 2014.  As described in the section above, the 
Imperial District incorporates applicable recommendations of the Task Force to ensure 
protection and enhancement of water resources.  The Imperial District establishes a 
balanced framework that allows appropriate uses in an appropriate location while 
protecting the quantity and quality of surface and ground water resources.  
 
Subsurface and surface water resources will be improved and enhanced as a result of the 
design and best management practices criteria found in the Imperial District category.  An 
Enhanced Lake Management Plan will be provided at time of PD rezoning and a 
Hydrological Restoration Plan will be provided at time of Development Order submittal. 
The project will not adversely affect the long-term water and wastewater supply and 
disposal needs of the utility.  The site will have access to potable water and sanitary sewer. 
The development will have positive effects on water resources; adhere to best management 
practices; and improve surface and subsurface water quality. 
 
Staff Response: The Applicant is correct in that several planning studies have been 
conducted for the DRGR, with the most recent one being presented to the City Council in 
2014.  Based upon previous City Council direction, it is Staff’s opinion that the DRGR 
Future Land Use category is not a placeholder (as the 2014 report suggests), and that the 
existing Policies and densities are the preferred way to maintain surface and groundwater 
levels at their historic levels and allow for recharging of the aquifers.  Staff does not dispute 
the Applicant’s ability to design and engineer an effective surface water management 
system. 
 
 



12 
 

Policy 1.7.2: Upon completion of the study referred to in Policy 1.7.1, the City shall amend 
its Comprehensive Plan to identify the uses considered most appropriate in the DRGR and 
the resource protection measures and practices necessary to ensure its continued viability. 
 
Applicant Analysis: The Imperial District implements the City’s mandate to amend its 
Comprehensive Plan and allow appropriate uses and ensure appropriate resource 
protection measures.  The Imperial District includes numerous conditions that will protect 
resources and ensure their continued viability and allows limited residential and 
complementary commercial resources that are appropriate for the area.   
 
Staff Response: Staff does not object to the Applicant’s analysis.  The Applicant has 
submitted map and text amendments and which it believes request uses that are appropriate 
for the area, at a density that is also appropriate for the area.  Staff has outlined its density 
concerns in this report.   
 
 
Policy 1.7.3: The City shall establish a stream protection overlay zone to improve 
protection for the Imperial River, Oak Creek, Leitner Creek, and the Bayside drainage area 
of Little Hickory Island.  The overlay zone shall require the use of Best Management 
Practices, as established in Objective 9.3 of the Conservation/Coastal Management 
Element, for new development and redevelopment and will target pollution control and 
water conservation education to existing residents.  In the meantime, new development 
shall be required to ensure that the volume of stormwater runoff shall be no greater than 
that existing prior to development and that the quality of stormwater runoff shall be at least 
as good as that existing prior to development.  Impacting these watersheds, new 
development will be required to adopt Best Management Practices approved by the City 
which will minimize runoff and reduce pollutants and are consistent with the Best 
Management Practices adopted by the City under Objective 9.3 of the 
Conservation/Coastal Management Element of this Comprehensive Plan, [reference Rules 
62-4.242, 62-302, and 40E-4, F.A.C. and the South Florida Water Management District's 
Basis of Review for ERP Applications.] 
 
Applicant Analysis: Conditions within the Imperial District require and promote the use 
of Best Management Practices and Low Impact Design.  Planning condition #1 requires 
an Enhanced Lake Management Plan, a Hydrological Restoration Plan, and an Indigenous 
Management Plan.  Planning Condition #3 requires Florida-friendly landscaping and low 
irrigation requirements.  Planning conditions #4 & #5 required enhanced water quality 
standards.  Planning condition #6 require connection to public utilities and #7 addresses 
protection existing and proposed water wells.  Planning condition #8 promotes low impact 
roadway design, linear filter march retention elements and other “green” roadway design 
features.  Condition #10 requires the delivery of a regional water-quality and future 
drainage conveyance/restoration area.  Collectively, the proposed district conditions, in 
addition to existing comprehensive plan policies such as CCME Policy 9.3.1, establish 
applicable BMP for the Imperial District. 
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In addition to the foregoing, the surface water management system that will service the 
property has been designed in accordance with South Florida Water Management District 
requirements and is awaiting final permit approval from the District.  The pre- versus post-
development analysis demonstrates that there will be a reduction in discharge into the 
North Basin by 79% and the South Basin by 85% based on Peak Discharge amounts for 
the 25 year, 3 day storm once the property is developed as contemplated in the Saphira 
MUPD application.  This reduced discharge is attributed to the allowable discharge rate 
within the applicable drainage basin and the volume of rainfall runoff storage available in 
the large overall lake area and dry detention area.  Additionally, the minimum road 
elevations are proposed higher than the minimum five year one day peak stage, which 
allow for additional lake storage.  
 
Staff Response: Staff has no objection to the Applicant’s analysis of this Policy, but would 
note that flooding in the area has been documented for years.  Examples would be in 1995 
following Tropical Storm Jerry and Hurricane Opal, which resulted in extensive damage 
and evacuations.  Additional flooding events coincided with Tropical Storm Fay (2008), 
Tropical Storm Harvey (2017) and Hurricane Irma (2017).  While those events were not 
exclusive to this area, geographically, this area has historically been problematic during 
storm events. As a result, flooding remains a concern of staff’s and the City.    
 
 
Policy 1.7.6: The City shall protect its environmentally critical areas by requiring the use 
of Planned Development in locations exhibiting characteristics of environmentally critical 
areas including: (1) Areas designated as Resource Protection on the Future Land Use Map; 
(2) other wetlands identified on the map of Evaluated Wetlands in the Future Land Use 
Map Series, and; (3) rare and unique upland habitats, including sand scrub, coastal scrub 
and pine flatwoods identified on the Vegetation and Habitats Map contained in the 
Conservation/Coastal Management Element, where these habitats can be categorized as 
mature due to the absence of severe impacts caused by logging, drainage and exotic 
infestation. 
 
Developments shall incorporate clustering or other innovative and appropriate 
development techniques to avoid clearing and other impacts associated with the 
development footprint by shifting infrastructure and other structures to appropriate 
nonsensitive locations. 
 
Applicant Analysis: The Imperial District requires all development to be approved 
through the Planned Development rezoning process.  The project does not contain rare 
and unique upland habitats and the only existing wetlands will be protected, restored and 
incorporated within a ±20-acre future drainage conveyance/restoration area and filter 
marsh. 
 
As discussed in the Saphira MUPD application, a portion of the U.S. Fish and Wildlife 
Service’s (USFWS) Florida panther (Puma concolor coryi) Primary Zone overlaps the 
northern end of the Project.  Although the Florida panther Primary Zone overlaps the 
northern portion of the site, this area of the property consists of open pasture lands and 
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agricultural ditches that are not preferred for the use by the Florida panther.  Preferred 
Florida panther habitat consists of forested areas and other dense vegetated systems that 
provide adequate cover for the species.   
 
While created a vegetated buffer (i.e. habitat) along the northern portion of the site is an 
option, doing so may encourage panther and their prey species to move into the project 
area from the Lee County preserve to the north, which is contrary to the overall goal of 
minimizing human-wildlife conflict.  Accordingly, the applicant proposes to install wildlife 
fencing along the northern property boundary and along the western edge of the proposed 
conveyance.  The fencing will consist of a six-foot chain link fence which has previously 
been approved by the Florida Fish and Wildlife Conservation Commission for projects in 
Southwest Florida.  
 
The goal of the proposed fencing is to effectively deter Florida panther prey species (i.e. 
deer and hog) from entering residential area.  Deterring prey species from entering the 
development area will minimize the incentive for Florida panther to enter the project and 
reduce the potential for human-wildlife interactions.  
 
Staff Response: Staff does not object to the Applicant’s findings that there are no rare or 
unique upland habitats and acknowledges the primary panther zone.  Staff understands the 
Applicant plans to address the panther zone as part of the companion zoning application.  
While the Applicant mentions a fence, staff is considering multiple options including a 
physical barrier (such as the proposed fence [or wall]) or a spatial barrier, such as an open 
space buffer. 
 
 
Objective 1.8: Ensure that population densities in the Coastal Management Area are not 
increased beyond that allowed prior to the adoption of this Comprehensive Plan.   
 
Applicant Analysis: No portion of the DRGR is located within the Coastal High Hazard 
Area.  However, the proposed Imperial District promotes future residential development 
away from the Coastal High Hazard Area and areas of special flood hazard and provides 
an opportunity for a portion of the City’s projected population to be housed outside of the 
high hazard area. 
 
Staff Response: Staff does not object to the Applicant’s analysis of this Objective.  
 
 
Transportation Element 
 
Objective 1.1: The implementation of a safe, convenient, healthy, and energy efficient 
multi-modal transportation system which will be maintained and improved to 
accommodate the forecasted traffic demand for the year 2040 and which is consistent, to 
the extent possible, with the most current Long Range Transportation Plan of the 
Metropolitan Planning Organization (MPO), the roadway system established by Lee 
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County, and the Adopted Five-Year Work Program Five-year Transportation Plan of the 
Florida Department of Transportation (FDOT). 
 
Applicant Analysis: The City’s Transportation Element requires the City to maintain a 
concurrency management system.  The project’s Transportation Impact Statement (TIS)  
based on the updated 2045 Long Range Transportation Plan demonstrates that no roadway 
segments would be adversely impacted by the proposed Future Land Use changes.  
 
Other roadway segments in the 2045 Long Range Transportation Financially Feasible 
Plan are shown to operate at LOS “F” before the Future Land Use changes were added 
to the road network.  These links included E. Terry Street from Imperial Parkway to Bonita 
Grande Drive, Imperial Parkway from East Terry Street to south of Bonita Beach Road, 
Old 41 Road from Bonita Beach Road to West Terry Street (Constrained) and Bonita Beach 
Road from Bonita Grande Drive to Imperial Parkway.  These segments are pre-existing 
condition failures that are not caused by the proposed Future Land Use changes. 
A review of the impacts to the 5-year Capital Improvement Plan also resulted in the 
conclusion that the Future Land Use changes do not require any changes to the short term 
5-year CIP.  The land use changes will not cause any roadway segments to operate below 
the recommended minimum adopted LOS standards.  Again, there are road segments that 
are shown to operate below the LOS standard in 2025 BEFORE any trips from the project 
are added to the road network.  These are considered pre-existing deficiencies for which 
the subject site is not responsible for mitigating.   
 
The Applicant acknowledges that a Developer Agreement between the City and the 
Applicant may be needed to mitigate the impacts of the project should the LOS analysis at 
the time the Saphira MUPD zoning application considered shows the need for future 
improvements to the noted segment of E. Terry Street.  
 
The Transportation Element also contains objectives and policies such as Objective 1.1 
and Objective 1.2 to increase mobility and improve all travel modes.  The proposed MPD 
incorporates the city’s complete streets requirements that have been implemented under 
LDC Section 3-303 and provides an extensive network of on-road and off-road bicycle and 
pedestrian facilities.  These facilities will interconnect neighborhoods, parks, conservation 
areas and recreational facilities.  As transit is extended to this area, the project will 
accommodate a transit stop to service residents. 
 
Staff Response: Staff agrees that the traffic counts associated with the proposed project 
are not the direct cause of any failing road segments or intersections.  Staff also 
acknowledges that the Applicant will be subject to complete streets requirements for multi-
modal facilities as part of the zoning and development order processes. 
 
 
Objective 1.2: The City shall increase mobility for all modes of travel within the City, 
including vehicles, bicycles, pedestrians, and transit consistent with the City of Bonita 
Springs Resolution 14-043 establishing a “Complete Streets Policy”. 
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Applicant Analysis: Development within the Imperial District will promote “complete 
streets” design and will incorporate an extensive network of on-road and off-road bicycle 
and pedestrian facilities.  These facilities will interconnect neighborhoods, parks, 
conservation areas and recreational facilities.  As transit is extended to this area, the 
project will accommodate a transit stop to service residents. 
 
Staff Response: Staff acknowledges the Applicant is incorporating complete streets 
designs into its development plan.  However, as part of the zoning action, the Applicant 
has requested a deviation from LDC 3-303(a): Complete Streets Requirements, to allow 
for alternate configurations due to the “unique site configuration” and the overall width of 
the spine road that connects the southern neighborhood to the rest of the project.  Staff is 
still reviewing the deviation request. 
 
 
 
Conservation/Coastal Management Element 
 
Objective 16.4: The City will take measures to ensure that groundwater and other resource 
quality in the Density Reduction Groundwater Resource (DRGR) area is maintained or 
improved.  
 
Policy 16.4.1: Within one year of adoption of its Comprehensive Plan, the City shall 
undertake a study to identify the types and intensity of uses that should be allowed within 
the DRGR, and to determine the most effective and appropriate techniques to ensure the 
maintenance of adequate quantity and quality of surface and groundwater resources.  The 
study shall include, but shall not be limited to, evaluation of the following factors in the 
study area:  

a. Subsurface and surface water resources.  
b. Existing uses and those having received approval prior to the adoption of the 
City’s Comprehensive Plan.  
c. Soils, wetlands, habitats and species and their quantity and quality.  
d. The Imperial River and its historical and present floodways and flowways.  
e. Drainage and stormwater patterns and flooding.  
f. Long term water and wastewater supply and disposal needs and plans of Bonita 
Springs Utilities.  
g. Applicable resource protection measures and those contained in the City’s 
Comprehensive Plan and Land Development Regulations.  
h. Allowable uses and their density and intensity.  
i. Existing and planned infrastructure in and affecting the area.  
j. SFWMD and County ownership in, and projects affecting, the area.  
k. Potential positive or negative effects of possible new land uses on the resource 
base(s) and new or amended best environmental management practices needed by 
the City for their control.  At a minimum references will be to the FDEP “Florida 
Development Manual Chapter 6 Stormwater and Erosion Sediment Control BMPS 
for developing areas” and the University of Florida center for government 
responsibility “Guide to Local Groundwater Protection in Florida” Vol. 1-3.    
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Applicants Analysis: Please see the analysis provided for FLUE Policy 1.7.1. 
 
Staff Response: In an effort to maintain consistency with how the Applicant responded to 
this Policy, Staff references its earlier response to the Applicant’s analysis of Future Land 
Use Element (FLUE) Policy 1.7.1. 
 
 
Policy 16.4.2: Upon completion of the study referred to in Policy 16.3.1, the City shall 
prepare an amendment to its Comprehensive Plan identifying the land uses considered most 
appropriate in the DRGR and the resource protection measures and practices necessary to 
ensure its continued viability and submit this amendment for review by the Florida 
Department of Community Affairs and other appropriate agencies.  
 
Applicant Analysis: Please see the analysis provided for FLUE Policy 1.7.2. 
 
Staff Response: See Staff’s earlier response to the Applicant’s analysis of FLUE Policy 
1.7.2.  
 
 
Goal 7: Resource Protection. To manage the City’s wetland and upland ecosystem so as 
to maintain and enhance native habitats, floral and faunal species diversity, water quality, 
and natural surface water characteristics.  
 
Applicant Analysis: All applicable goals, objectives, and policies of the Bonita Plan will 
apply to the Imperial District.  The project does not contain rare and unique upland 
habitats and the only existing wetlands will be protected, restored and incorporated within 
a ±20-acre future drainage conveyance/restoration area and filter marsh. 
 
As discussed in the Saphira MUPD application, a portion of the U.S. Fish and Wildlife 
Service’s (USFWS) Florida panther (Puma concolor coryi) Primary Zone overlaps the 
northern end of the Project. Although the Florida panther Primary Zone overlaps the 
northern portion of the site, this area of the property consists of open pasture lands and 
agricultural ditches that are not preferred for the use by the Florida panther.  Preferred 
Florida panther habitat consists of forested areas and other dense vegetated systems that 
provide adequate cover for the species.   
 
While created a vegetated buffer (i.e. habitat) along the northern portion of the site is an 
option, doing so may encourage panther and their prey species to move into the project 
area from the Lee County preserve to the north, which is contrary to the overall goal of 
minimizing human-wildlife conflict.  Accordingly, the applicant proposes to install wildlife 
fencing along the northern property boundary and along the western edge of the proposed 
conveyance.  The fencing will consist of a six-foot chain link fence which has previously 
been approved by the Florida Fish and Wildlife Conservation Commission for projects in 
Southwest Florida.  
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The goal of the proposed fencing is to effectively deter Florida panther prey species (i.e. 
deer and hog) from entering residential area.  Deterring prey species from entering the 
development area will minimize the incentive for Florida panther to enter the project and 
reduce the potential for human-wildlife interactions.  
 
Staff Response: Staff does not object to the Applicant’s findings that there are no rare or 
unique upland habitats and acknowledges the primary panther zone.  Staff understands the 
Applicant plans to address the panther zone as part of the companion zoning application.  
While the Applicant mentions a fence, staff is considering multiple options including a 
physical barrier (such as the proposed fence [or wall]) or a spatial barrier, such as an open 
space buffer. 
 
Policy 7.2.3: The City shall, when providing new infrastructure, avoid disrupting the 
natural functions of significant natural systems within the City by using the following 
process:  
a. At a minimum, “Significant natural system” (SNS) shall include the estuary, including 
Spring Creek and the Imperial River and its tributaries, and environmentally sensitive lands 
as defined in Policy 7.1.1 d.2.  
 
Applicant Analysis: All relevant goals, objectives, and policies of the Bonita Plan will 
continue to apply to the Imperial District.  The project area does not contain significant 
natural systems, but does contain low quality wetlands (approx. 4.08 acres), that are 
heavily infested with exotics.  The project will provide for the on-site restoration of wetland 
functions. 
 
Staff Response: Staff does not object to the Applicant’s analysis.  
 
 
Policy 7.2.8: The City shall use regulations and incentives, such as the following for 
preserving and planting native plant species and for controlling invasive exotic plants, 
particularly within environmentally sensitive areas. 
 
Applicant Analysis: All relevant goals, objectives, and policies of the Bonita Plan will 
continue to apply to the Imperial District.  The project area will remove invasive exotic 
vegetation and maintain control of exotics in perpetuity. 
 
Staff Response: Staff does not object to the Applicant’s analysis.  
 
 
Policy 7.3.1: The City shall encourage upland preservation in and around preserved 
wetlands to provide habitat diversity, enhance edge effect, and promote wildlife 
conservation by including incentives in the City’s open space requirements for using 
preserved native vegetation areas as upland buffers to natural water bodies.  This incentive 
shall consist of a maximum of ten percent as referred to within Policy 7.2.2c.  
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Applicant Analysis: The proposed Imperial District requires that, as part of the required 
Planned Development rezoning process, future projects include a minimum of 60% open 
space in order to implement a combination of any of the following: flow-ways, drainage 
conveyance/restoration areas, buffers and landscaped areas, lakes, parks, conservation 
areas, active and passive recreation areas, outdoor active and passive public use areas, 
private yards, nature trails, and retention areas. 
 
As discussed in the Saphira MUPD application, a portion of the U.S. Fish and Wildlife 
Service’s (USFWS) Florida panther (Puma concolor coryi) Primary Zone overlaps the 
northern end of the Project.  Although the Florida panther Primary Zone overlaps the 
northern portion of the site, this area of the property consists of open pasture lands and 
agricultural ditches that are not preferred for the use by the Florida panther.  Preferred 
Florida panther habitat consists of forested areas and other dense vegetated systems that 
provide adequate cover for the species.   
 
While created a vegetated buffer (i.e. habitat) along the northern portion of the site is an 
option, doing so may encourage panther and their prey species to move into the project 
area from the Lee County preserve to the north, which is contrary to the overall goal of 
minimizing human-wildlife conflict.  Accordingly, the applicant proposes to install wildlife 
fencing along the northern property boundary and along the western edge of the proposed 
conveyance.  The fencing will consist of a six-foot chain link fence which has previously 
been approved by the Florida Fish and Wildlife Conservation Commission for projects in 
Southwest Florida.  
 
The goal of the proposed fencing is to effectively deter Florida panther prey species (i.e. 
deer and hog) from entering residential area.  Deterring prey species from entering the 
development area will minimize the incentive for Florida panther to enter the project and 
reduce the potential for human-wildlife interactions.  
 
 
Staff Response: Staff does not object to the Applicant’s response.  The proposed text 
language for the Imperial District includes a requirement for 60% open space and the 
companion rezoning request includes the same language.  Staff is still considering multiple 
options relative to the panther zone, including the proposed fence, or a spatial barrier 
achieved via open space. 
 
Policy 7.4.4: The City shall restrict the use of protected plant and wildlife species habitats 
to that which is compatible with the requirements of endangered and threatened species 
and species of special concern.  New developments shall protect remnants of viable habitats 
when listed vegetative and wildlife species inhabit a tract slated for development, except 
where equivalent mitigation is provided based on the recommendations of the Florida Fish 
and Wildlife Conservation Commission.  
 
Analysis: The only remnant wetland area does not provide habitat for listed plants or 
animals.  However, it will be restored, protected and incorporated within a ±20-acre future 
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drainage conveyance/restoration area and filter marsh that will create foraging habitat 
for listed wading birds. 
 
Staff Response: Staff does not object to the Applicant’s analysis. 
 
 
Goal 15: Wetlands. The City shall maintain and enforce a regulatory program for 
development in wetlands that is cost-effective, complements federal and state permitting 
processes, and protects the fragile ecological characteristics of wetland systems.  
 
Policy 15.1.6: The natural functions of wetlands located in the City, as identified in the 
wetland inventory and evaluation contained in the Conservation/Coastal Management 
Element, shall be maintained and not degraded; and, degraded wetlands shall be restored 
whenever possible.   
 
Applicant Analysis: Wetland functions will be maintained.  The project will restore and/or 
create viable on-site wetlands that will function as habitat for wildlife, water quality 
treatment, and water storage.  The restored and/or created wetlands will provide values 
and functions greater than the existing, degraded wetlands.  Stormwater facilities will be 
designed in accordance with applicable regulations and will incorporate on-site wetland 
systems. 
 
Staff Response: Staff does not object to the Applicant’s analysis and acknowledges the 
intent to restore the wetlands. 
 
 
Goal 16: Water Quality. To ensure that water quality is maintained or improved for the 
protection of the environment and people of the City of Bonita Springs.  
 
Objective 16.3: Incorporation of Green Infrastructure into the Surface Water Management 
System.  The long-term benefits of incorporating green infrastructure as part of the surface 
water management system include improved water quality, improved air quality, improved 
water recharge/infiltration, water storage, wildlife habitat, recreational opportunities, and 
visual relief within the urban environment.  
 
Applicant Analysis: The Imperial District incorporates applicable recommendations of 
the Citizens Water Strategy Task Force.  The project will incorporate green infrastructure 
into the surface water management system by creating an adjacent off-site future drainage 
conveyance/restoration area, building lakes with upland pre-treatment areas and 
enhanced littoral plantings, directing surface runoff to swales planted with native grasses, 
and restoring or creating wetlands that serve as filtration marshes and habitat for wildlife. 
The Imperial District will include a regional water quality drainage 
conveyance/restoration area and filter marsh that will provide area-wide benefits.  This 
±20-acre drainage conveyance/restoration area and filter marsh that will serve as an 
important environmental feature as well as provide water quantity storage and nutrient 
reduction.  This improvement can potentially help the City with flood prevention control 
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and assist in the Imperial River and City in meeting its Total Nitrogen (TN) reduction 
goals. 
 
Staff Response: Staff does not object to the Applicant’s analysis, but would note that the 
Applicant proposes to dedicate the drainage easement along the eastern boundary to the 
City, meaning the City could be responsible for future maintenance.  The Applicant has 
been upfront in acknowledging the possible need for a Developer’s Agreement, which 
could be used towards addressing this issue.  Staff acknowledges the perceived benefit to 
water quality/quantity efforts and understands it is the intent of the Applicant to construct 
the conveyance.   
 
 
Policy 16.3.2: The City will require new developments to design their surface water 
management system to incorporate existing wetland systems.  
 
Analysis: Again, the existing wetlands will be restored, protected and incorporated within 
a regional drainage conveyance/restoration area and filter marsh that will provide water 
quality treatment and restored habitat for wildlife.  The surface water management system 
will also include lakes with enhanced littoral plantings and vegetated swales planted with 
native grasses. 
 
Staff Response: Staff does not object to the Applicant’s analysis for this Policy.  
 
 
Housing Element 
 
Objective 1.1: Housing Availability - Provide for an amount and distribution of 
residential land in the City adequate to allow for a variety of housing types, including 
mobile and manufactured homes, and sites for affordable workforce housing as defined in 
380.0651(3)(h), F.S. and very low, low and moderate income households, sufficient to 
meet the infrastructure and public facility needs of current and anticipated residents. 
 
Policy 1.1.1: The Future Land Use Map shall designate lands for development at a range 
of residential densities suitable for single-family, multi-family, mobile and manufactured 
housing in residential, commercial and mixed-use categories sufficient to accommodate 
the existing population and anticipated growth over the planning period.  
 
Applicant Analysis: The Imperial District will help the City provide lands that will 
accommodate its anticipated population growth and that will allow for a range of housing 
types and supporting neighborhood commercial uses. 
 
Staff Response: Staff acknowledges that the text and map amendments would increase the 
density and provide additional housing opportunities in the northeast portion of the City.  
However, Staff would note that one of the City’s strategic priorities pertains to the 
Downtown District (f/k/a Old 41 Redevelopment Area) and that, in an effort to spur 
development and drive residents downtown, the City recently passed a form-based code 
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and increased the standard density from 15 units per acre to 20 units per acre (20 units per 
acre was previously permitted as a bonus density provision only).  It is Staff’s opinion that 
the density associated with the project is higher than other existing developments in the 
DRGR and could be inconsistent with the City’s efforts to encourage development in the 
Downtown District.   
 
 
Infrastructure Element 
 
POTABLE WATER SUB-ELEMENT 
  
Objective 1.1: The City shall continue to ensure the provision of acceptable levels of 
potable water service throughout the City, indirectly through franchised utility companies. 
  
Policy 1.2.1: The City shall encourage residential uses, and require nonresidential uses, to 
connect to central potable water utility when potable water lines have been installed 
immediately adjoining the property and service is available.  
 
Applicant Analysis: The Imperial District requires that all development connect to public 
water and sewer service.  The subject property is located within the Bonita Springs Utilities 
(BSU) water service area.  The water infrastructure serving the development will be 
permitted and constructed by the Developer and subsequently dedicated to BSU upon 
certification of the system to place into service.  
 
Based upon an estimated 700 residential units and 54,450 square feet of commercial space 
proposed, this results in a demand of 190,750 GPD.  The BSU Water Treatment Plant has 
adequate capacity, with an additional 7.59 million gallons of water per day, to provide 
service to the project.  The expected increase in flows can be accommodated by BSU 
without revisions to the current regional potable water system. 
 
Staff Response: Staff does not object to the Applicant’s analysis and acknowledges the 
subject property will be served by Bonita Springs Utilities (BSU).  According to a letter 
dated April 10, 2020, BSU has the capacity to provide water, sewer, and irrigation service 
to the project, but the developer would be required to install all off-site and on-site utility 
line extensions. 
 
 
SANITARY SEWER SUB-ELEMENT 
 
Objective 1.1: The City shall continue to ensure the provision of acceptable levels of 
sanitary sewer service throughout the City, indirectly through franchised utility companies. 
 
Policy 1.2.1: The City shall require on-site sewage disposal systems to connect to central 
sanitary sewer when sanitary collection lines have been installed immediately adjoining, 
and service is available to, the property served by the on-site system. 
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Applicant Analysis: The Imperial District requires that all development connect to public 
water and sewer service.  The property is located within the Bonita Springs Utilities (BSU) 
wastewater service area.  This proposed land use is expected to generate an average daily 
wastewater flow of 152,600 gallons per day at build-out for the anticipated 700 residential 
units and 54,450 square feet of commercial space.  The existing system has the available 
capacity to treat an additional 6.33 million gallons of effluent per day.  No improvements 
to BSU’s regional wastewater system will be necessary to service the additional demand. 
 
Staff Response: Staff does not object to the Applicant’s analysis and acknowledges the 
subject property will be served by Bonita Springs Utilities (BSU).  According to a letter 
dated April 10, 2020, BSU has the capacity to provide water, sewer, and irrigation service 
to the project, but the developer would be required to install all off-site and on-site utility 
line extensions. 
 
 
SOLID WASTE SUB-ELEMENT 
 
Goal 1: To ensure the health, safety and general welfare of the citizens of Bonita Springs 
through the proper management and disposal of solid waste.  
 
Applicant Analysis: All relevant goals, objectives, and policies of the Bonita Plan will 
continue to apply to the Imperial District.  The comprehensive plan indicates that the 
minimum acceptable level of service standards for availability of solid waste disposal shall 
be 7 pounds per capita per day.  Development within the Imperial District will have no 
impact on solid waste disposal, which will be contracted through Lee County to a private 
waste hauler. 
 
Staff Response: Staff does not object to the Applicant’s analysis.  Lee County Division of 
Solid Waste has sufficient capacity to service the project per a letter dated April 9, 2020.   
 
STORMWATER MANAGEMENT/AQUIFER RECHARGE SUB-ELEMENT 
 
Goal 1: To protect and improve the quality of receiving waters and natural areas and the 
functions of natural groundwater aquifer recharge areas while also providing flood 
protection for existing and future development. 
  
Objective 1.1: Improve stormwater management, in terms of both quantity and quality, 
within the City. 
 
Applicant Analysis: The proposed Imperial District requires proposed development to 
provide treatment which meets or exceeds 10% over the required 1.5 inches in accordance 
with SFWMD design and permit criteria.  In addition to the minimum of 1.5 inches of water 
quality treatment, the Imperial District also requires 0.5” of additional storage. 
 
Staff Response: Staff does not object to the Applicant’s analysis, as there are existing Land 
Development Code (LDC) regulations to help implement this Goal and Objective.  
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Objective 1.3: To protect the City’s groundwater supplies from those activities having the 
potential for depleting or degrading those supplies.  
 
Applicant Analysis: The Imperial District requires a Hydrological Restoration Plan to 
ensure proposed development demonstrates that it will not deplete or degrade the City’s 
groundwater supply.  
 
It is anticipated that the proposed district will improve existing groundwater conditions 
through addition of control structures and filter marshes.  The elimination of the ditch and 
direct outfall condition will achieve on-site pre-agricultural water levels.  The surface 
water management system for the project will raise existing water levels to pre-agricultural 
development levels, providing increased recharge potential to the groundwater table. 
 
Staff Response: Staff will require additional documentation during the zoning and 
development order processes to ensure this Objective is being met. 
 
 
 
 
 
Recreation/Open Space Element  
 
Objective 1.1: Ensure that adequate active recreation in the form of regional parks is 
available to the residents and visitors of the City of Bonita Springs. 
  
Policy 1.1.1: The City’s adopted level of service for parks shall be:  
 
Regional parks: six acres per 1,000 resident and seasonal population.  
Community parks: one acre per 1,000 resident and seasonal population  
 
Applicant Analysis: All relevant goals, objectives, and policies of the Bonita Plan will 
continue to apply to the Imperial District.  The Imperial District will provide residents 
active and passive recreational space through the development of an internal park, open 
space and native habitat areas.  Access will also be provided to adjacent conservation 
lands (if allowed) and the City’s park within the adjacent Conservation Fringe Future Land 
Use category.  Compliance with this policy is addressed in detail as part of the Public 
Facilities Impact analysis. 
 
Staff Response: The companion zoning request provides for open space and recreational 
areas internal to the site.  At this time, Staff has not found any evidence to suggest the 
project would cause the City’s park system to operate below its adopted level of service.  
Staff acknowledges the applicant would consider providing access to the proposed park 
adjacent to the east, should a connection point be approved.   
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It should also be noted that the Applicant provided letters of service availability from 
Bonita Springs Fire Control and Rescue District, Lee County Sherriff’s Office, and Lee 
County School District.  Each entity stated that providing necessary services for the project 
would not be an issue and would not overburden existing facilities and/or resources.  
 
 
NOTICE OF PROPOSED ACTION: 
The LPA public hearing was noticed by posting the property and in a newspaper of general 
circulation.  The transmittal hearing is tentatively scheduled before the City Council for 
transmittal to the Florida Department of Economic Opportunity (FDEO) on April 7, 2021. 
 
 
CONCLUSIONS: 
While Staff acknowledges there are some positive aspects to the proposed text changes, 
this proposal is a significant departure from the property’s current Future Land Use 
category of Density Reduction Groundwater Resource (DRGR).  It is Staff’s opinion that 
the City Council will begin to see similar proposals in the DRGR in the near future, and 
that perhaps this warrants some additional policy discussion regarding development in the 
DRGR, or reaffirmation of the position taken by past City Councils of leaving the DRGR 
provisions in place as currently written and entitled in the Bonita Plan. 
 
SUBJECT PROPERTY 

 
STRAP:       LEGAL DESCRIPTION: See EXHIBIT B 
18-47-26-B2-00001.1020    
18-47-26-B2-00001.1000    
18-47-26-B2-00001.1010  EXHIBITS  
18-47-26-B3-00001.0010  A. Proposed Future Land Use Text and Map  
18-47-26-B3-00001.0020  B. Legal Description  
19-47-26-B2-00001.101A    
19-47-26-B3-00001.1030  ATTACHMENTS  
19-47-26-B4-U2570.1632  A. Applicant’s Application  
 

 
Submitted by: 

 
Mike Fiigon II, Senior Planner 

 
Date:  March 17, 2021 
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PART III - LOCAL PLANNING AGENCY 
REVIEW AND RECOMMENDATION 

 
DATE OF PUBLIC HEARING: March 25, 2021 

 
A. LOCAL PLANNING AGENCY REVIEW 
 
B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF 
FACT SUMMARY 
 

1. RECOMMENDATION: 
 
2. BASIS AND RECOMMENDED FINDINGS OF FACT: 

 
 
C. VOTE: 
 
Chairman Jeff Maturo   ________________________________ 
 
Don Colapietro   ________________________________ 
 
Rex Sims    _______________________________ 
 
Sam Vincent    ________________________________ 
 
Linda Schwartz   ________________________________ 
 
Robert Bornstein    ________________________________ 
 
Vacant     ________________________________ 
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PART IV – CITY COUNCIL 
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT 

 
DATE OF PUBLIC HEARING: April 7, 2021 (TENTATIVE) 

 
 
A.  CITY COUNCIL REVIEW 
   
 
B.  CITY COUNCIL RECOMMENDATION AND FINDINGS OF 
FACT SUMMARY 
 

1. COUNCIL ACTION:   
 
2. BASIS AND RECOMMENDED FINDINGS OF FACT:  

 
 
C. VOTE: 
 
Mayor Rick Steinmeyer  _________________________ 
 
Amy Quaremba   _________________________ 
 
Jesse Purdon     __________________________ 
 
Laura Carr    _________________________  
 
Chris Corrie    __________________________ 
 
Mike Gibson    __________________________ 
 
Fred Forbes    __________________________ 
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Imperial District 

Proposed Text Amendment 

The Request:   

The proposed text amendment amends the Future Land Use Element by adding 1.1.28 as presented below. 

Policy 1.1.28: Imperial District 

Intended to recognize lands east of I-75 and north of East Terry Street that are appropriate for lower 

density residential development and complementary low-intensity neighborhood commercial uses that 

serve the surrounding residents’ convenience needs.  These lands, which consist of approximately 328 

acres, were cleared, bermed, diked and severely impacted by agricultural uses prior to the City’s 

incorporation and adoption of this comprehensive plan.   

Residential development within this district is meant to provide transitional densities that are 

compatible with surrounding land uses and incorporate design features that implement and or 

advance the City’s water resource goals for the area.  Allowable uses are limited to residential uses at a 

maximum density of 2.13 units per gross acre, not to exceed 700 units, along with accessory amenity 

structures and private recreational areas; open space and conservation areas; public infrastructure; 

essential services needed for the health, safety and the general welfare of the community; and low-

intensity neighborhood commercial uses serving and providing a convenience for nearby residential 

neighborhoods in order to relieve automobile traffic on the City’s major roadways.  Development 

within the Imperial District must adhere to the following innovative design and planning principles: 

1. The property shall be rezoned to Planned Development. The following, unless stated otherwise,

shall be provided at the time of Planned Development rezoning:

a. An enhanced lake management plan that:

i. Applies best management practices for fertilizers and pesticides;

ii. Provides erosion control and lake bank stabilization;

iii. Establishes lake maintenance requirements; and

iv. Establishes an education program for any homeowners’ association for the

property addressing issues such as restricted lake uses, fertilizer use, lake bank

planting requirements, and best management practices.

b. A hydrological restoration plan submitted through the Development Order process

that:

EXHIBIT A
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i. Includes excavation and grading plans; and

ii. Analyzes hydrological improvements and improved water budget.

c. An indigenous management plan that addresses human-wildlife coexistence.

d. Written verification as to adequate public facilities for the project to be approved

through the Planned Development rezoning process from:

i. The Bonita Springs Fire Control & Rescue District;

ii. The Lee County Sheriff’s Office;

iii. Lee County Emergency Medical Services; and

iv. The Lee County School District.

2. The project shall provide a minimum of 60% open space calculated over the gross project area,

including a combination of any of the following: flow-ways, drainage conveyance/restoration

areas, buffers and landscaped areas, lakes, parks, conservation areas, active and passive

recreation areas, outdoor active and passive public use areas, private yards, nature trails, and

retention areas. As practicable, the project and open space will be designed to:

a. Restore and accommodate existing and historical regional flow-ways;

b. Restore and accommodate historic groundwater levels;

c. Where applicable, provide critical wildlife connections to adjacent conservation areas;

and

d. Where applicable, provide connectivity to adjacent public open space and recreational

park areas.

3. Florida-friendly landscaping with low irrigation requirements and common elements shall be

used throughout the project.

4. A minimum of 1.5 inches of water quality treatment shall be provided for the project.

5. Stormwater runoff from the project shall be directed into treatment areas that provide

additional storage for 0.5” of runoff for the developed area prior to discharge into water

management lakes and future drainage conveyance/restoration areas.

6. The project shall connect to public water and sewer services provided by Bonita Springs

Utilities and shall collect to reclaimed water if available.

7. Existing or proposed public water wells shall be protected.

8. As may be practical, low impact roadway design, linear filter marsh retention elements, and

other “green” design features will be included in the project design.

9. The Planned Development rezoning, if approved. shall not result in material detrimental

impacts to existing future potable water supply resources.

10. The Planned Development zoning approval, or separate development agreement, shall set

forth a phasing schedule for the project, and define the delivery of a water quality and future
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drainage conveyance/restoration area that will contribute to enhancing regional flows and 

flood prevention control. 

11. Golf courses are prohibited.

12. Neighborhood convenience commercial uses, which shall be designed primarily to meet the

convenience commercial needs of the project residents and other neighboring residents who

need to travel more than one mile to reach existing commercial concentrations, shall adhere to

the following conditions:

a. Commercial uses shall be open and conveniently accessible to the residents of the

project and the neighboring public.

b. The most appropriate uses include, but shall not be limited to, the following: grocery,

convenience market without gas; laundry; dry cleaning; barber/beauty/nail salon;

shoe repair; restaurant; medical, insurance, travel and real estate offices; and similar

uses intended to provide for nearby residents' everyday needs, and public and semi-

public uses.

c. Direct access to Bonita Grande shall be provided.

d. The commercial area shall be limited to a maximum of 5 acres.

e. The maximum Floor Area Ratio (FAR) shall be 0.25

f. The maximum height shall be 2 stories, not to exceed 45 feet.

The Imperial District shall include to the following property: 

LEGAL DESCRIPTION 

A PARCEL OF LAND LYING WITHIN SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA 
AND SECTION 18, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA, BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 

BEGINNING AT THE SOUTHEAST CORNER OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, 
FLORIDA; THENCE RUN S89°05'07"W ALONG THE SOUTH LINE OF SAID SECTION 19 FOR A DISTANCE OF 1848.51 
FEET TO AN INTERSECTION WITH THE EAST LINE OF CITRUS PARK AS DESCRIBED IN INSTRUMENT No. 
2019000138281 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE LEAVING SAID SOUTH LINE RUN 
N00°53'18"W ALONG SAID EAST LINE FOR A DISTANCE OF 2325.77 FEET TO A POINT OF CURVATURE; THENCE RUN 
165.78 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE SOUTHWEST HAVING A RADIUS OF 150.00 FEET, A 
CENTRAL ANGLE OF 63°19'24", A CHORD DISTANCE OF 157.47 FEET AND A CHORD BEARING OF N32°33'00"W TO 
A POINT OF TANGENCY; THENCE RUN N64°12'42"W FOR A DISTANCE OF 187.10 FEET TO A POINT OF CURVATURE; 
THENCE RUN 126.76 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE NORTHEAST HAVING A RADIUS OF 
114.97 FEET, A CENTRAL ANGLE OF 63°10'20", A CHORD DISTANCE OF 120.44 FEET AND A CHORD BEARING OF 
N32°37'32"W TO A POINT ON A NON-TANGENTIAL LINE; THENCE RUN N01°06'05"W FOR A DISTANCE OF 2647.03 
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FEET TO THE NORTHEAST CORNER OF SAID CITRUS PARK AND THE SOUTHEAST CORNER OF BELL VILLA AS 
DESCRIBED IN OFFICIAL RECORDS BOOK 1469, PAGE 1143 THROUGH 1152 OF SAID PUBLIC RECORDS; THENCE 
RUN N00°55'23"W ALONG THE EAST LINE OF SAID BELL VILLA FOR A DISTANCE OF 2666.53 FEET TO THE 
NORTHEAST CORNER OF SAID BELL VILLA; THENCE RUN S89°01'22"W ALONG THE NORTH LINE OF SAID BELL VILLA 
FOR A DISTANCE OF 521.18 FEET TO AN INTERSECTION WITH THE EAST LINE OF THOSE LANDS AS DESCRIBED IN 
INSTRUMENT No. 2018000249003; THENCE RUN N00°55'23"W ALONG THE SAID EAST LINE FOR A DISTANCE OF 
2645.54 FEET TO AN INTERSECTION WITH THE NORTH LINE OF THE NORTHEAST QUARTER OF SAID SECTION 18; 
THENCE RUN N88°27'27"E ALONG SAID NORTH LINE FOR A DISTANCE OF 2220.46 FEET TO THE NORTHEAST 
CORNER OF SAID SECTION 18; THENCE RUN S04°37'54"E ALONG THE EAST LINE OF SAID SECTION 18 AND THE 
WEST LINE OF AN AGREED BOUNDARY LINE AS RECORDED IN OFFICIAL RECORDS BOOK 2061, PAGES 3139 AND 
3140 OF SAID PUBLIC RECORDS FOR A DISTANCE OF 2663.68 FEET TO THE EAST QUARTER CORNER OF SAID 
SECTION 18; THENCE RUN S04°37'21"E FOR A DISTANCE OF 1348.31 FEET; THENCE RUN N89°01'22"E FOR A 
DISTANCE OF 191.67 FEET TO AN INTERSECTION WITH THE EAST LINE OF AN AGREED BOUNDARY LINE AS 
DESCRIBED IN OFFICIAL RECORDS BOOK 2061, PAGES 3137 AND 3138 OF SAID PUBLIC RECORDS; THENCE RUN 
S01°03'47"E ALONG SAID EAST LINE FOR A DISTANCE OF 1340.84 FEET; THENCE LEAVING SAID EAST LINE RUN 
S89°18'30"W FOR A DISTANCE OF 2078.42 FEET; THENCE RUN S01°06'05"E FOR A DISTANCE OF 2646.89 FEET; 
THENCE RUN N89°10'29"E FOR A DISTANCE OF 288.20 FEET; THENCE RUN S00°53'18"E FOR A DISTANCE OF 
1334.40 FEET; THENCE RUN N89°05'53"E FOR A DISTANCE OF 1794.01 FEET TO THE EAST LINE OF SAID AGREED 
BOUNDARY LINE; THENCE RUN S01°05'07"E ALONG SAID EAST LINE FOR A DISTANCE OF 1311.01 FEET TO THE 
SOUTHEAST CORNER OF SAID SECTION 19 AND THE POINT OF BEGINNING;  

SAID PARCEL CONTAINING 14,295,367.95 SQUARE FEET OR 328.18 ACRES, MORE OR LESS. 

BEARINGS SHOWN HEREON REFER TO AN ASSUMED BEARING OF N 01°05'07" W ALONG THE EASTERLY LINE OF 
THE SOUTHEAST 1/4 OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA. 

THIS PROPERTY IS SUBJECT TO RESERVATIONS OR RESTRICTIONS OF RECORD. 
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IMPERIAL DISTRICT
LEGAL DESCRIPTION 

A PARCEL OF LAND LYING WITHIN SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, 

FLORIDA AND SECTION 18, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA, BEING 

MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGINNING AT THE SOUTHEAST CORNER OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE 

COUNTY, FLORIDA; THENCE RUN S89°05'07"W ALONG THE SOUTH LINE OF SAID SECTION 19 FOR A 

DISTANCE OF 1848.51 FEET TO AN INTERSECTION WITH THE EAST LINE OF CITRUS PARK AS 

DESCRIBED IN INSTRUMENT No. 2019000138281 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; 

THENCE LEAVING SAID SOUTH LINE RUN N00°53'18"W ALONG SAID EAST LINE FOR A DISTANCE OF 

2325.77 FEET TO A POINT OF CURVATURE; THENCE RUN 165.78 FEET ALONG THE ARC OF A CURVE 

CONCAVE TO THE SOUTHWEST HAVING A RADIUS OF 150.00 FEET, A CENTRAL ANGLE OF 63°19'24", A 

CHORD DISTANCE OF 157.47 FEET AND A CHORD BEARING OF N32°33'00"W TO A POINT OF TANGENCY; 

THENCE RUN N64°12'42"W FOR A DISTANCE OF 187.10 FEET TO A POINT OF CURVATURE; THENCE RUN 

126.76 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE NORTHEAST HAVING A RADIUS OF 114.97 

FEET, A CENTRAL ANGLE OF 63°10'20", A CHORD DISTANCE OF 120.44 FEET AND A CHORD BEARING OF 

N32°37'32"W TO A POINT ON A NON-TANGENTIAL LINE; THENCE RUN N01°06'05"W FOR A DISTANCE OF 

2647.03 FEET TO THE NORTHEAST CORNER OF SAID CITRUS PARK AND THE SOUTHEAST CORNER OF 

BELL VILLA AS DESCRIBED IN OFFICIAL RECORDS BOOK 1469, PAGE 1143 THROUGH 1152 OF SAID 

PUBLIC RECORDS; THENCE RUN N00°55'23"W ALONG THE EAST LINE OF SAID BELL VILLA FOR A 

DISTANCE OF 2666.53 FEET TO THE NORTHEAST CORNER OF SAID BELL VILLA; THENCE RUN 

S89°01'22"W ALONG THE NORTH LINE OF SAID BELL VILLA FOR A DISTANCE OF 521.18 FEET TO AN 

INTERSECTION WITH THE EAST LINE OF THOSE LANDS AS DESCRIBED IN INSTRUMENT No. 

2018000249003; THENCE RUN N00°55'23"W ALONG THE SAID EAST LINE FOR A DISTANCE OF 2645.54 FEET 

TO AN INTERSECTION WITH THE NORTH LINE OF THE NORTHEAST QUARTER OF SAID SECTION 18; 

THENCE RUN N88°27'27"E ALONG SAID NORTH LINE FOR A DISTANCE OF 2220.46 FEET TO THE 

NORTHEAST CORNER OF SAID SECTION 18; THENCE RUN S04°37'54"E ALONG THE EAST LINE OF SAID 

SECTION 18 AND THE WEST LINE OF AN AGREED BOUNDARY LINE AS RECORDED IN OFFICIAL 

RECORDS BOOK 2061, PAGES 3139 AND 3140 OF SAID PUBLIC RECORDS FOR A DISTANCE OF 2663.68 

FEET TO THE EAST QUARTER CORNER OF SAID SECTION 18; THENCE RUN S04°37'21"E FOR A DISTANCE 

OF 1348.31 FEET; THENCE RUN N89°01'22"E FOR A DISTANCE OF 191.67 FEET TO AN INTERSECTION WITH 

THE EAST LINE OF AN AGREED BOUNDARY LINE AS DESCRIBED IN OFFICIAL RECORDS BOOK 2061, 

PAGES 3137 AND 3138 OF SAID PUBLIC RECORDS; THENCE RUN S01°03'47"E ALONG SAID EAST LINE FOR 

A DISTANCE OF 1340.84 FEET; THENCE LEAVING SAID EAST LINE RUN S89°18'30"W FOR A DISTANCE OF 

2078.42 FEET; THENCE RUN S01°06'05"E FOR A DISTANCE OF 2646.89 FEET; THENCE RUN N89°10'29"E FOR 

A DISTANCE OF 288.20 FEET; THENCE RUN S00°53'18"E FOR A DISTANCE OF 1334.40 FEET; THENCE RUN 

N89°05'53"E FOR A DISTANCE OF 1794.01 FEET TO THE EAST LINE OF SAID AGREED BOUNDARY LINE; 

THENCE RUN S01°05'07"E ALONG SAID EAST LINE FOR A DISTANCE OF 1311.01 FEET TO THE 

SOUTHEAST CORNER OF SAID SECTION 19 AND THE POINT OF BEGINNING;  

SAID PARCEL CONTAINING 14,295,367.95 SQUARE FEET OR 328.18 ACRES, MORE OR LESS. 

BEARINGS SHOWN HEREON REFER TO AN ASSUMED BEARING OF N 01°05'07" W ALONG THE EASTERLY 

LINE OF THE SOUTHEAST 1/4 OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, 

FLORIDA. 

THIS PROPERTY IS SUBJECT TO RESERVATIONS OR RESTRICTIONS OF RECORD. 

EXHBIT B
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Plan Amend Application FEE - Request.docx 

IMPERIAL DISTRICT COMPREHENSIVE PLAN AMENDMENT 

Application Submittal Fee:  

• CPA Map Amendment = $8,000.00 

• CPA Text Amendment = $3,000.00 

• Cost Recovery Deposit = $2,500.00 

• Newspaper Block Advertisement = $1,000.00 
TOTAL = $14,500.00 

ATTACHMENT A

http://www.consult-rwa.com/
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Imperial District 

Summary of Request 

 

The Imperial District comprehensive plan amendment request consists of two amendments.  The first entails a 

text change to create the new Future Land Use Element Policy 1.1.28: Imperial District.  The second amendment 

is a map change to designate the ±328-acre subject property as Imperial District on the Future Land Use Map. 

The following Comprehensive Plan Amendment application is filed on behalf of 3HWA Land Holdings, LLC. The 

±328-acre subject property is located north and south of the intersection of Bonita Grande Drive and Citrus Park 

Boulevard, in the northeast quadrant of the City’s DRGR area.  The property is comprised of eight contiguous 

parcels owned by 3HWA Land Holdings LLC and the Managers of that LLC.    

The Imperial District is being proposed in recognition that low-density residential and complementary 

neighborhood commercial development is appropriate for this area and that a thoughtful and carefully planned 

community can be compatible with surrounding land uses and can contribute to the City’s water resource 

improvements and initiatives. 

Further, this Comprehensive Plan Amendment is being requested to assign an appropriate Future Land Use 

category to a property that has been bermed, diked, cleared and severely impacted by agricultural uses prior to 

incorporation of the City and adoption of its Comprehensive Plan; that is surrounded by existing and proposed 

development; and that is devoid of environmentally sensitive habitat except for ±4.08 acres of wetlands located 

along the eastern boundary that will be enhanced, preserved and incorporated in the  project design.  

The Imperial District also recognizes the subject property’s strategic location proximate to large conservation 

areas and its ability to implement and further the City’s long-term goals of protecting groundwater and improving 

surface water management in eastern Bonita.   

The ±328-acre property subject to this map amendment is located between Citrus Park, a 1500+ unit mobile home 

resort, to the west and the Bonita Grande Mine, subject to a stipulated agreement, to the east. The proposed 

district will allow lower density/intensity infill development that is compatible with those projects and will offer a 

transitional density between the higher density Citrus Park to the low-density Conservation Fringe Category and 

proposed residential project.  The proposed Imperial District will complement the Conservation Fringe FLU and, 

in concert, those districts will allow the City to meet its mandate of re-designating lands within the DRGR (FLU 

Policies 1.7.1, 1.7.2, 1.14.1) to allow appropriate types and intensity of uses and to implement water quality and 

quantity measures recommended by multiple DRGR studies and the Water Strategy Task Force. 
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The Imperial District can provide numerous benefits identified below and discussed within this application: 

1. Permanently eliminate agricultural uses that have significant environmental and water-resource impacts. 

2. Eliminate agricultural use of pesticides and fertilizers. 

3. Improve water quality. 

4. Reduce water utilization that results from agricultural operations. 

5. Help restore regional surface water flows, as well as improve off-site conveyance, treatment and flood 

control/retention conditions. 

6. Restoration of historic hydrologic conditions to the greatest extent practicable. 

7. Allow for wildlife habitat and connections via the proposed flow-way that will include habitat restoration 

and the creation of filter marshes. 

8. Preserve 100 percent of existing wetlands onsite and connect to the contiguous flow-way that will provide 

foraging habitat for wading birds. 

9. Preserve 100 percent of indigenous habitat within the site. 

10. Ensure connection to public water and sewer and eliminate potential well and septic systems.  

11. Accommodate water treatment of additional surface water flows external to the project via the proposed 

flow-way and filter marsh. 

12. Include an Enhanced Lake Management Plan to reduce nitrogen and phosphorous loading. 

13. Require installation of monitoring wells and coordination of ground and surface water monitoring. 

14. Include a Hydrological Restoration Plan. 

15. Support the protection of existing or proposed public water wells in the area. 

16. Result in development that is more compatible with adjoining properties. 

17. Provide an Indigenous Management Plan which will include long-term management strategies for the 

preserve areas. 

18.  Include a Protected Species Management Plan addressing human-wildlife coexistence. 

19. Require Florida Friendly plantings and low irrigation for common elements. 

20. Provide central management of fertilizers and pesticides and control application by individual 

homeowners. 

21. Require an internal system of trails, pathways and sidewalks to promote a walkable community. 

22. Provide bicycle and/or pedestrian connection to adjacent park or conservation lands. 

23. Provide assurance and predictability regarding future development and the ability to cap density and 

intensity and condition approval through the planned development process. 

24. Result in positive fiscal impact due to an increased tax base and impact fees.  

25. Provide quality housing that will help the City meet its anticipated population growth.  

26. Promote internal capture and reduce trips on the road by providing internal amenities, and neighborhood 

commercial uses. 
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Proposed Text Amendment - Policy 1.1.28: Imperial District 

Policy 1.1.28: Imperial District  

Intended to recognize lands east of I-75 and north of East Terry Street that are appropriate for lower 

density residential development and complementary low-intensity neighborhood commercial uses that 

serve the surrounding residents’ convenience needs.  These lands, which consist of approximately 328 

acres, were cleared, bermed, diked and severely impacted by agricultural uses prior to the City’s 

incorporation and adoption of this comprehensive plan.   

Residential development within this district is meant to provide transitional densities that are compatible 

with surrounding land uses and incorporate design features that implement and or advance the City’s 

water resource goals for the area.  Allowable uses are limited to residential uses at a maximum density 

of 2.13 units per gross acre, not to exceed 700 units, along with accessory amenity structures and private 

recreational areas; open space and conservation areas; public infrastructure; essential services needed 

for the health, safety and the general welfare of the community; and low-intensity neighborhood 

commercial uses serving and providing a convenience for nearby residential neighborhoods in order to 

relieve automobile traffic on the City’s major roadways.  Development within the Imperial District must 

adhere to the following innovative design and planning principles: 

1. The property shall be rezoned to Planned Development. The following, unless stated otherwise, 

shall be provided at the time of Planned Development rezoning: 

a. An enhanced lake management plan that: 

i. Applies best management practices for fertilizers and pesticides; 

ii. Provides erosion control and lake bank stabilization; 

iii. Establishes lake maintenance requirements; and  

iv. Establishes an education program for any homeowners’ association for the 

property addressing issues such as restricted lake uses, fertilizer use, lake bank 

planting requirements, and best management practices. 

b. A hydrological restoration plan submitted through the Development Order process that: 

i. Includes excavation and grading plans; and 

ii. Analyzes hydrological improvements and improved water budget. 

c. An indigenous management plan that addresses human-wildlife coexistence. 

d. Written verification as to adequate public facilities for the project to be approved 

through the Planned Development rezoning process from: 

i. The Bonita Springs Fire Control & Rescue District;  

ii. The Lee County Sheriff’s Office;  

iii. Lee County Emergency Medical Services; and  
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iv. The Lee County School District. 

2. The project shall provide a minimum of 60% open space calculated over the gross project area, 

including a combination of any of the following: flow-ways, buffers and landscaped areas, lakes, 

parks, conservation areas, active and passive recreation areas, outdoor active and passive public 

use areas, private yards, nature trails, and retention areas. As practicable, the project and open 

space will be designed to: 

a. Restore and accommodate existing and historical regional flow-ways; 

b. Restore and accommodate historic groundwater levels; 

c. Where applicable, provide critical wildlife connections to adjacent conservation areas; 

and 

d. Where applicable, provide connectivity to adjacent public open space and recreational 

park areas. 

3. Florida-friendly landscaping with low irrigation requirements and common elements shall be 

used throughout the project. 

4. A minimum of 1.5 inches of water quality treatment shall be provided for the project. 

5. Stormwater runoff from the project shall be directed into treatment areas that provide 

additional storage for 0.5” of runoff for the developed area prior to discharge into water 

management lakes and a regional flow-way. 

6. The project shall connect to public water and sewer services provided by Bonita Springs Utilities 

and shall collect to reclaimed water if available. 

7. Existing or proposed public water wells shall be protected. 

8. As may be practical, low impact roadway design, linear filter marsh retention elements, and 

other “green” design features will be included in the project design. 

9. The Planned Development rezoning, if approved. shall not result in material detrimental impacts 

to existing future potable water supply resources. 

10. The Planned Development zoning approval, or separate development agreement, shall set forth 

a phasing schedule for the project, and define the delivery of a water quality and conveyance 

flow-way that will contribute to enhancing regional flows and flood prevention control. 

11. Golf courses are prohibited. 

12. Neighborhood convenience commercial uses, which shall be designed primarily to meet the 

convenience commercial needs of the project residents and other neighboring residents who 

need to travel more than one mile to reach existing commercial concentrations, shall adhere to 

the following conditions: 

a. Commercial uses shall be open and conveniently accessible to the residents of the 

project and the neighboring public. 
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b. The most appropriate uses include, but shall not be limited to, the following: grocery, 

convenience market without gas; laundry; dry cleaning; barber/beauty/nail salon; shoe 

repair; restaurant; medical, insurance, travel and real estate offices; and similar uses 

intended to provide for nearby residents' everyday needs, and public and semi-public 

uses. 

c. Direct access to Bonita Grande shall be provided.   

d. The commercial area shall be limited to a maximum of 5 acres. 

e. The maximum Floor Area Ratio (FAR) shall be 0.25 

f. The maximum height shall be 2 stories, not to exceed 45 feet. 

The Imperial District shall include to the following property:  

LEGAL DESCRIPTION 
 

A PARCEL OF LAND LYING WITHIN SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA 
AND SECTION 18, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA, BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE SOUTHEAST CORNER OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, 
FLORIDA; THENCE RUN S89°05'07"W ALONG THE SOUTH LINE OF SAID SECTION 19 FOR A DISTANCE OF 1848.51 
FEET TO AN INTERSECTION WITH THE EAST LINE OF CITRUS PARK AS DESCRIBED IN INSTRUMENT No. 
2019000138281 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE LEAVING SAID SOUTH LINE RUN 
N00°53'18"W ALONG SAID EAST LINE FOR A DISTANCE OF 2325.77 FEET TO A POINT OF CURVATURE; THENCE RUN 
165.78 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE SOUTHWEST HAVING A RADIUS OF 150.00 FEET, A 
CENTRAL ANGLE OF 63°19'24", A CHORD DISTANCE OF 157.47 FEET AND A CHORD BEARING OF N32°33'00"W TO 
A POINT OF TANGENCY; THENCE RUN N64°12'42"W FOR A DISTANCE OF 187.10 FEET TO A POINT OF CURVATURE; 
THENCE RUN 126.76 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE NORTHEAST HAVING A RADIUS OF 
114.97 FEET, A CENTRAL ANGLE OF 63°10'20", A CHORD DISTANCE OF 120.44 FEET AND A CHORD BEARING OF 
N32°37'32"W TO A POINT ON A NON-TANGENTIAL LINE; THENCE RUN N01°06'05"W FOR A DISTANCE OF 2647.03 
FEET TO THE NORTHEAST CORNER OF SAID CITRUS PARK AND THE SOUTHEAST CORNER OF BELL VILLA AS 
DESCRIBED IN OFFICIAL RECORDS BOOK 1469, PAGE 1143 THROUGH 1152 OF SAID PUBLIC RECORDS; THENCE 
RUN N00°55'23"W ALONG THE EAST LINE OF SAID BELL VILLA FOR A DISTANCE OF 2666.53 FEET TO THE 
NORTHEAST CORNER OF SAID BELL VILLA; THENCE RUN S89°01'22"W ALONG THE NORTH LINE OF SAID BELL VILLA 
FOR A DISTANCE OF 521.18 FEET TO AN INTERSECTION WITH THE EAST LINE OF THOSE LANDS AS DESCRIBED IN 
INSTRUMENT No. 2018000249003; THENCE RUN N00°55'23"W ALONG THE SAID EAST LINE FOR A DISTANCE OF 
2645.54 FEET TO AN INTERSECTION WITH THE NORTH LINE OF THE NORTHEAST QUARTER OF SAID SECTION 18; 
THENCE RUN N88°27'27"E ALONG SAID NORTH LINE FOR A DISTANCE OF 2220.46 FEET TO THE NORTHEAST 
CORNER OF SAID SECTION 18; THENCE RUN S04°37'54"E ALONG THE EAST LINE OF SAID SECTION 18 AND THE 
WEST LINE OF AN AGREED BOUNDARY LINE AS RECORDED IN OFFICIAL RECORDS BOOK 2061, PAGES 3139 AND 
3140 OF SAID PUBLIC RECORDS FOR A DISTANCE OF 2663.68 FEET TO THE EAST QUARTER CORNER OF SAID 
SECTION 18; THENCE RUN S04°37'21"E FOR A DISTANCE OF 1348.31 FEET; THENCE RUN N89°01'22"E FOR A 
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DISTANCE OF 191.67 FEET TO AN INTERSECTION WITH THE EAST LINE OF AN AGREED BOUNDARY LINE AS 
DESCRIBED IN OFFICIAL RECORDS BOOK 2061, PAGES 3137 AND 3138 OF SAID PUBLIC RECORDS; THENCE RUN 
S01°03'47"E ALONG SAID EAST LINE FOR A DISTANCE OF 1340.84 FEET; THENCE LEAVING SAID EAST LINE RUN 
N89°18'30"E FOR A DISTANCE OF 2078.42 FEET; THENCE RUN S01°06'05"E FOR A DISTANCE OF 2646.89 FEET; 
THENCE RUN N89°10'29"E FOR A DISTANCE OF 288.20 FEET; THENCE RUN S00°53'18"E FOR A DISTANCE OF 
1334.40 FEET; THENCE RUN N89°05'53"E FOR A DISTANCE OF 1794.01 FEET TO THE EAST LINE OF SAID AGREED 
BOUNDARY LINE; THENCE RUN S01°05'07"E ALONG SAID EAST LINE FOR A DISTANCE OF 1311.01 FEET TO THE 
SOUTHEAST CORNER OF SAID SECTION 19 AND THE POINT OF BEGINNING;  
 
SAID PARCEL CONTAINING 14,295,367.95 SQUARE FEET OR 328.18 ACRES, MORE OR LESS. 
 
BEARINGS SHOWN HEREON REFER TO AN ASSUMED BEARING OF N 01°05'07" W ALONG THE EASTERLY LINE OF 
THE SOUTHEAST 1/4 OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA. 
 
THIS PROPERTY IS SUBJECT TO RESERVATIONS OR RESTRICTIONS OF RECORD. 
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Proposed Map Amendment - Imperial District Map 

 



 NEIGHBORHOOD MEETING 
REQUIREMENT  

 

Community Development Dept. | 9220 Bonita Beach Road, Ste. 111 | Bonita Springs, FL 34135 | (239) 444-6150 | permitting@cityofbonitaspringscd.org 

 

 

Neighborhood Meetings.docx  12/11/2018 11:02 AM  Page 1 of 1 

 

RE: Neighborhood Meeting Mandatory Requirement for Comprehensive Plan Amendment, 
Rezoning (conventional or planned development), and Special Exception applications. 

 

On September 5, 2018 the Bonita Springs City Council adopted regulations for Neighborhood 

Meetings.  The purpose of a neighborhood meeting is to educate occupants and owners of nearby lands about 

the proposed development and application, receive comments, address concerns about the development 

proposal, and resolve conflicts and outstanding issues, where possible.  

Neighborhood meetings are mandatory for applications for a future land use map amendment, rezoning, 

and special exception. Neighborhood meetings are optional for all other applications. Applicants are required to 

conduct a neighborhood meeting prior to filing its application with the city and a second neighborhood meeting 

within 30 days after the city has deemed the application to be sufficient. 

Please see City of Bonita Springs LDC Section 4-28 or our website for more information.  

For additional questions, contact the Planner on Call at (239)-444-6166.  
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APPLICATION FOR A COMPREHENSIVE  
PLAN AMENDMENT 

 

Community Development Department | 9220 Bonita Beach Rd, Suite 111 | Bonita Springs, FL 34135 | Phone: 239 444 6150 | Fax: 239 444 
6140 
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I. APPLICANT/AGENT/OWNER INFORMATION 
 
  

  APPLICANT 
    

  ADDRESS 
   
  ________________________________________________________________________________  

  CITY         STATE ZIP 
 
  ________________________________________________________________________________      

             TELEPHONE NUMBER FAX NUMBER 
 
  ________________________________________________________________________________  

            E-MAIL 
 
  ________________________________________________________________________________  

            AGENT* 
 

  ________________________________________________________________________________ _ ___ 
            ADDRESS 

 
  ________________________________________________________________________________  

            CITY          STATE ZIP 
  

             TELEPHONE NUMBER FAX NUMBER 
 
  ________________________________________________________________________________  

            E-MAIL 
   
  ________________________________________________________________________________  

            OWNER(s) OF RECORD 
 

  
            ADDRESS    

     
            CITY          STATE ZIP 

 
  ________________________________________________________________________________  

             TELEPHONE NUMBER FAX NUMBER 
 

  ________________________________________________________________________________  
            E-MAIL 
 
* This will be the person contacted for all business relative to the application.  If multiple agents have been 
retained, please provide on a separate sheet a listing of the name, address and qualification of additional 
planners, architects, engineers, environmental consultants, and other professionals providing information 
contained in this application. 
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II. REQUESTED CHANGE (Please see Item 1 for Fee Schedule) 
 

A. TYPE:  (Check appropriate type) 
 

_______ Text Amendment  ________ Future Land Use Map Series Amendment  
                     (Figures 1 thru 10) 
          

     List Number(s) of Map(s) to be amended  
               
  

B. SUMMARY OF REQUEST (Brief explanation): 
 

 
 
 
 
 
 
 
 
 
 

 
 

III. PROPERTY SIZE AND LOCATION OF AFFECTED PROPERTY 
 (for amendments affecting development potential of property) 
 

A. Property Location 

1. Site Address:  ______________________________________________________________  

  

2. STRAP(s):  ________________________________________________________________  

  

B. Property Information 

Total Acreage of Property:  _______________________________________________________ 

Total Acreage included in Request:  ________________________________________________ 

Total Uplands:  ______________________________________________________________ 

Total Wetlands:  _____________________________________________________________ 

Current Zoning:  ________________________________________________________________                

Current Future Land Use Designation:  ______________________________________________ 

  Area of each Existing Future Land Use Category:  __________________________________ 

Existing Land Use: ______________________________________________________________ 

 
 
 
 



 

Community Development Dept. | 9220 Bonita Beach Road, Suite 111 | Bonita Springs, FL 34135 | Phone: 239 444 6150 | Fax: 239 444 6140 
 Comprehensive_Plan_Amendment (2015-02)  Page 4 of 8

C. State if the subject property is located in one of the following areas and if so how does the proposed change 
effect the area: 

 
Density Reduction Groundwater Recharge area:    _______________________ 

Joint Planning Agreement Area (adjoining other jurisdictional lands): ______________ 

Old 41 Redevelopment Overlay Area:__________________________________ 

 

D. *Proposed change for the Subject Property:  _____________________________ 

* If more than one district is proposed please provide the acreage amounts for each district. 

  

E. Potential development of the subject property:  _____________________________________________ 

1. Calculation of maximum allowable development under existing FLUM:  _______________________ 

Residential Units/Density:  __________________________________________________________ 

   Commercial intensity:  ______________________________________________________________ 

   Industrial intensity:  ________________________________________________________________ 

2. Calculation of maximum allowable development under proposed FLUM:  ______________________ 

Residential Units/Density:  ___________________________________________________________ 

   Commercial intensity:  ______________________________________________________________ 

   Industrial intensity:  _________________________________________________________________

    

IV. AMENDMENT SUPPORT DOCUMENTATION 
 

At a minimum, the application shall include the following support data and analysis. These items are based on 
comprehensive plan amendment submittal requirements of the State of Florida, Department of Economic 
Opportunity, and policies contained in the City of Bonita Springs Comprehensive Plan. Support documentation 
provided by the applicant will be used by staff as a basis for evaluating this request. To assist in the preparation 
of amendment packets, the applicant is encouraged to provide all data and analysis electronically.  (Please 
contact the Planning and Zoning Division for currently accepted formats) 

 
A. General Information and Maps 

NOTE:  For each map submitted, the applicant will be required to provide a reduced map (8.5" x 11") for 
inclusion in public hearing packets. 
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The following pertains to all proposed amendments that will affect the development potential of 
properties (unless otherwise specified). 

 
1. Provide any proposed text changes. 
 
2. Provide a Future Land Use Map at an appropriate scale showing the boundaries of the subject property, 

surrounding street network, surrounding designated future land uses, and natural resources. 
 
3. Provide a proposed Future Land Use Map at an appropriate scale showing the boundaries of the 

subject property, surrounding street network, surrounding designated future land uses, and natural 
resources. 

 
4. Map and describe existing land uses (not designations) of the subject property and surrounding 

properties.  Description should discuss consistency of current uses with the proposed changes. 
 

5. Map and describe existing zoning of the subject property and surrounding properties. 
 

6. The certified legal description(s) and certified sketch of the description for the property subject to the 
requested change.  A metes and bounds legal description must be submitted specifically describing the 
entire perimeter boundary of the property with accurate bearings and distances for every line.  The 
sketch must be tied to the state plane coordinate system for the Florida West Zone (North America 
Datum of 1983/1990 Adjustment) with two coordinates, one coordinate being the point of beginning 
and the other an opposing corner.  If the subject property contains wetlands or the proposed 
amendment includes more than one land use category a metes and bounds legal description, as 
described above, must be submitted in addition to the perimeter boundary of the property for each 
wetland or future land use category.   

 
7. A copy of the deed(s) for the property subject to the requested change. 

 
8. An aerial map showing the subject property and surrounding properties. 

 
9. If applicant is not the owner, a notarized letter from the owner of the property authorizing the applicant 

to represent the owner. 
 

B. Public Facilities Impacts 
NOTE:  The applicant must calculate public facilities impacts based on a maximum development scenario 
(see Part II.H.).  
 
1.  Traffic Circulation Analysis 
 The analysis is intended to determine the effect of the land use change on the Financially Feasible 

Transportation Plan/Map 3A (20-year horizon) and on the Capital Improvements Element (5-year 
horizon).  Toward that end, an applicant must submit the following information: 

 
  
Long Range – 20-year Horizon: 

a. Working with Planning Division staff, identify the traffic analysis zone (TAZ) or zones that the 
subject property is in and the socio-economic data forecasts for that zone or zones; 

b. Determine whether the requested change requires a modification to the socio-economic data 
forecasts for the host zone or zones.  The land uses for the proposed change should be expressed 
in the same format as the socio-economic forecasts (number of units by type/number of employees 
by type/etc.); 

c. If no modification of the forecasts is required, then no further analysis for the long range horizon is 
necessary.  If modification is required, make the change and provide to Planning Division staff, for 
forwarding to Transportation staff. Transportation staff will rerun the FSUTMS model on the current 
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adopted Financially Feasible Plan network and determine whether network modifications are 
necessary, based on a review of projected roadway conditions within a 3-mile radius of the site; 

d. If no modifications to the network are required, then no further analysis for the long range horizon 
is necessary.  If modifications are necessary, Transportation staff  will determine the scope and 
cost of those modifications and the effect on the financial feasibility of the plan; 

e. An inability to accommodate the necessary modifications within the financially feasible limits of the 
plan will be a basis for denial of the requested land use change; 

f. If the proposal is based on a specific development plan, then the site plan should indicate how 
facilities from the current adopted Financially Feasible Plan and/or the Official Trafficways Map will 
be accommodated.  

 
Short Range – 5-year CIP horizon: 

a. Besides the 20-year analysis, for those plan amendment proposals that include a specific and 
immediated development plan, identify the existing roadways serving the site and within a 3-mile 
radius (indicate laneage, functional classification, current LOS, and LOS standard); 

b. Identify the major road improvements within the 3-mile study area funded through the construction 
phase in adopted CIP’s (County or Cities) and the State’s adopted Five-Year Work Program;   

c. Projected LOS under proposed designation (calculate anticipated number of trips and distribution 
on roadway network, and identify resulting changes to the projected LOS); 

d. For the five-year horizon, identify the projected roadway conditions (volumes and levels of service) 
on the roads within the 3-mile study area with the programmed improvements in place, with and 
without the proposed development project.  A methodology meeting with Transportation staff prior 
to submittal is required to reach agreement on the projection methodology; 

e. Identify the additional improvements needed on the network beyond those programmed in the five-
year horizon due to the development proposal. 

 
2. Provide an existing and future conditions analysis for: 

a. Sanitary Sewer 
b. Potable Water 
c. Surface Water/Drainage Basins 
d. Parks, Recreation, and Open Space 
e. Public Schools 
 
Analysis should include (but is not limited to) the following: 
 Franchise Area, Basin, or District in which the property is located; 
 Current LOS, and LOS standard of facilities serving the site; 
 Projected  LOS under existing designation; 
 Projected  LOS under proposed designation;  
 Improvements/expansions currently programmed in 5 year CIP, 6-10 year CIP, and long range 

improvements; and 
 Anticipated revisions to the Community Facilities and Services Element and/or Capital 

Improvements Element (state if these revisions are included in this amendment). 
 Provide a letter of service availability from the appropriate utility for sanitary sewer and potable 

water.  
 

3. Provide a letter from the appropriate agency determining the adequacy/provision of existing/proposed 
support facilities, including: 
a. Fire protection with adequate response times;  
b. Emergency medical service (EMS) provisions;  
c. Law enforcement;  
c. Solid Waste; 
d. Mass Transit; and  
e. Schools. 
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In reference to above, the applicant should supply the responding agency with the information from Section’s II and 
III for their evaluation.  This application should include the applicant's correspondence to the responding agency. 
 
    C. Environmental Impacts 

Provide an overall analysis of the character of the subject property and surrounding properties, and assess 
the site's suitability for the proposed use upon the following: 

 
1. A map of the Plant Communities as defined by the Florida Land Use Cover and Classification system 

(FLUCCS). 
 
2. A map and description of the soils found on the property (identify the source of the information). 
 
3. A topographic map with property boundaries and 100-year flood prone areas indicated (as identified by 

FEMA). 
 

4. A map delineating the property boundaries on the Flood Insurance Rate Map effective August 2008. 
 
5. A map delineating wetlands, aquifer recharge areas, and rare & unique uplands. 

 
6. A table of plant communities by FLUCCS with the potential to contain species (plant and animal) listed 

by federal, state or local agencies as endangered, threatened or species of special concern.  The table 
must include the listed species by FLUCCS and the species status (same as FLUCCS map).   

 
D. Impacts on Historic Resources 

List all historic resources (including structure, districts, and/or archeologically sensitive areas) and provide 
an analysis of the proposed change's impact on these resources.  The following should be included with 
the analysis: 

 
1. A map of any historic districts and/or sites, listed on the Florida Master Site File, which are located on 

the subject property or adjacent properties. 
 
2. A map showing the subject property location on the archeological sensitivity map for Lee County. 

 
E. Internal Consistency with the Bonita Plan 

1. Discuss how the proposal affects most recent population projections pursuant to the University of 
Florida’s Bureau of Economic and Business Research, and the total population capacity of the City of 
Bonita Springs Future Land Use Map. 

 
2. List all goals and objectives of the City of Bonita Springs Comprehensive Plan that are affected by the 

proposed amendment.  This analysis should include an evaluation of all relevant policies under each 
goal and objective. 

 
3. Describe how the proposal affects adjacent local governments and their comprehensive plans. 

 
4. List State Policy Plan and Regional Policy Plan goals and policies which are relevant to this plan 

amendment. 
 

F. Additional Requirements for Specific Future Land Use Amendments 
 

1. Requests moving lands without adequate infrastructure 
a. Demonstrate why the proposed change does not constitute Urban Sprawl. Indicators of sprawl may 
include, but are not limited to: low-intensity, low-density, or single-use development; ‘leap-frog’ type 
development; radial, strip, isolated or ribbon pattern type development; a failure to protect or conserve 
natural resources or agricultural land; limited accessibility; the loss of large amounts of functional open 
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STRAPs Attachment.docx 

 

Imperial District 

Comprehensive Plan Amendments 

STRAP #’s and Site Address 

 

STRAP #’s ADDRESSES: 

18-47-26-B2-00001.1020 ACCESS UNDETERMINED – NO ADDRESS ISSUED 

18-47-26-B2-00001.1000 ACCESS UNDETERMINED – NO ADDRESS ISSUED 

18-47-26-B2-00001.1010 24701 CITRUS PARK BLVD., BONITA SPRINGS, FL 34135 

18-47-26-B3-00001.0010 24621 CITRUS PARK BLVD., BONITA SPRINGS, FL 34135 

18-47-26-B3-00001.0020 ACCESS UNDETERMINED – NO ADDRESS ISSUED 

19-47-26-B2-00001.101A RIGHT-OF-WAY 

19-47-26-B3-00001.1030 ACCESS UNDETERMINED – NO ADDRESS ISSUED 

19-47-26-B4-U2570.1632 RIGHT-OF-WAY 

 

http://www.consult-rwa.com/
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IMPERIAL DISTRICT COMPREHENSIVE PLAN AMENDMENT 

Additional Agents 

 
 

Company Name: Roetzel & Andress 
Contact Person:  Mike Yashko 
Address:  2320 First Street, Suite 1000 
City, State, Zip:  Fort Myers, FL  33901 
Phone Number:  239-337-3850    
Email:   MYashko@ralaw.com 
  
Company Name: Roetzel & Andress  
Contact Person:  Sarah Spector 
Address:  2320 First Street, Suite 1000 
City, State, Zip:  Fort Myers, FL  33901 
Phone Number:  239-337-3850    
Email:   SSpector@ralaw.com 
 
Company Name: RWA, Inc. 
Contact Person:  Patrick Vanasse, AICP 
Address:  6610 Willow Park Dr. 
City, State, Zip:  Naples, FL  34109 
Phone Number:  239-597-0575    
Email:   pvanasse@consult-rwa.com 
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Document Number
FEI/EIN Number
Date Filed
State
Status

Detail by Entity Name
Florida Limited Liability Company
3HWA LAND HOLDINGS, LLC

Filing Information

L19000244254

84-3481208

09/27/2019

FL

ACTIVE

Principal Address

12870 TRADEWAY FOUR
#107-303
BONITA SPRINGS, FL 34135

Mailing Address

12870 TRADEWAY FOUR
#107-303
BONITA SPRINGS, FL 34135

Registered Agent Name & Address

SWAN, DENNIS
12870 TRADEWAY FOUR
#107-303
BONITA SPRINGS, FL 34135

Authorized Person(s) Detail

Name & Address 

Title MGR 

SWAN, DENNIS
12870 TRADEWAY FOUR, #107-303
BONITA SPRINGS, FL 34135

Title MGR 

SWAN, TAMARA
12870 TRADEWAY FOUR, #107-303
BONITA SPRINGS, FL 34135

Annual Reports

Report Year Filed Date
2020 01/16/2020

Document Images

01/16/2020 -- ANNUAL REPORT View image in PDF format

09/27/2019 -- Florida Limited Liability View image in PDF format

http://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=flal-l19000244254-f39fbaae-7783-47a3-b8d4-602305ba9d3b&transactionId=l19000244254-842a4f22-cf7e-4118-9957-49af525851ec&formatType=PDF
http://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=flal-l19000244254-f39fbaae-7783-47a3-b8d4-602305ba9d3b&transactionId=l19000244254-842a4f22-cf7e-4118-9957-49af525851ec&formatType=PDF
http://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR%5C2019%5C1009%5C40115994.tif&documentNumber=L19000244254
http://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR%5C2019%5C1009%5C40115994.tif&documentNumber=L19000244254
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Imperial District 

Proposed Text Amendment 
 

The Request:   

The proposed text amendment amends the Future Land Use Element by adding 1.1.28 as presented below.   

Policy 1.1.28: Imperial District  

Intended to recognize lands east of I-75 and north of East Terry Street that are appropriate for lower 

density residential development and complementary low-intensity neighborhood commercial uses that 

serve the surrounding residents’ convenience needs.  These lands, which consist of approximately 328 

acres, were cleared, bermed, diked and severely impacted by agricultural uses prior to the City’s 

incorporation and adoption of this comprehensive plan.   

Residential development within this district is meant to provide transitional densities that are 

compatible with surrounding land uses and incorporate design features that implement and or 

advance the City’s water resource goals for the area.  Allowable uses are limited to residential uses at a 

maximum density of 2.13 units per gross acre, not to exceed 700 units, along with accessory amenity 

structures and private recreational areas; open space and conservation areas; public infrastructure; 

essential services needed for the health, safety and the general welfare of the community; and low-

intensity neighborhood commercial uses serving and providing a convenience for nearby residential 

neighborhoods in order to relieve automobile traffic on the City’s major roadways.  Development 

within the Imperial District must adhere to the following innovative design and planning principles: 

1. The property shall be rezoned to Planned Development. The following, unless stated otherwise, 

shall be provided at the time of Planned Development rezoning: 

a. An enhanced lake management plan that: 

i. Applies best management practices for fertilizers and pesticides; 

ii. Provides erosion control and lake bank stabilization; 

iii. Establishes lake maintenance requirements; and  

iv. Establishes an education program for any homeowners’ association for the 

property addressing issues such as restricted lake uses, fertilizer use, lake bank 

planting requirements, and best management practices. 

b. A hydrological restoration plan submitted through the Development Order process 

that: 
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i. Includes excavation and grading plans; and 

ii. Analyzes hydrological improvements and improved water budget. 

c. An indigenous management plan that addresses human-wildlife coexistence. 

d. Written verification as to adequate public facilities for the project to be approved 

through the Planned Development rezoning process from: 

i. The Bonita Springs Fire Control & Rescue District;  

ii. The Lee County Sheriff’s Office;  

iii. Lee County Emergency Medical Services; and  

iv. The Lee County School District. 

2. The project shall provide a minimum of 60% open space calculated over the gross project area, 

including a combination of any of the following: flow-ways, buffers and landscaped areas, 

lakes, parks, conservation areas, active and passive recreation areas, outdoor active and 

passive public use areas, private yards, nature trails, and retention areas. As practicable, the 

project and open space will be designed to: 

a. Restore and accommodate existing and historical regional flow-ways; 

b. Restore and accommodate historic groundwater levels; 

c. Where applicable, provide critical wildlife connections to adjacent conservation areas; 

and 

d. Where applicable, provide connectivity to adjacent public open space and recreational 

park areas. 

3. Florida-friendly landscaping with low irrigation requirements and common elements shall be 

used throughout the project. 

4. A minimum of 1.5 inches of water quality treatment shall be provided for the project. 

5. Stormwater runoff from the project shall be directed into treatment areas that provide 

additional storage for 0.5” of runoff for the developed area prior to discharge into water 

management lakes and a regional flow-way. 

6. The project shall connect to public water and sewer services provided by Bonita Springs 

Utilities and shall collect to reclaimed water if available. 

7. Existing or proposed public water wells shall be protected. 

8. As may be practical, low impact roadway design, linear filter marsh retention elements, and 

other “green” design features will be included in the project design. 

9. The Planned Development rezoning, if approved. shall not result in material detrimental 

impacts to existing future potable water supply resources. 

10. The Planned Development zoning approval, or separate development agreement, shall set 

forth a phasing schedule for the project, and define the delivery of a water quality and 
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conveyance flow-way that will contribute to enhancing regional flows and flood prevention 

control. 

11. Golf courses are prohibited. 

12. Neighborhood convenience commercial uses, which shall be designed primarily to meet the 

convenience commercial needs of the project residents and other neighboring residents who 

need to travel more than one mile to reach existing commercial concentrations, shall adhere to 

the following conditions: 

a. Commercial uses shall be open and conveniently accessible to the residents of the 

project and the neighboring public. 

b. The most appropriate uses include, but shall not be limited to, the following: grocery, 

convenience market without gas; laundry; dry cleaning; barber/beauty/nail salon; 

shoe repair; restaurant; medical, insurance, travel and real estate offices; and similar 

uses intended to provide for nearby residents' everyday needs, and public and semi-

public uses. 

c. Direct access to Bonita Grande shall be provided.   

d. The commercial area shall be limited to a maximum of 5 acres. 

e. The maximum Floor Area Ratio (FAR) shall be 0.25 

f. The maximum height shall be 2 stories, not to exceed 45 feet. 

 

The Imperial District shall include to the following property:  

LEGAL DESCRIPTION 
 

A PARCEL OF LAND LYING WITHIN SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA 
AND SECTION 18, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA, BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE SOUTHEAST CORNER OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, 
FLORIDA; THENCE RUN S89°05'07"W ALONG THE SOUTH LINE OF SAID SECTION 19 FOR A DISTANCE OF 1848.51 
FEET TO AN INTERSECTION WITH THE EAST LINE OF CITRUS PARK AS DESCRIBED IN INSTRUMENT No. 
2019000138281 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE LEAVING SAID SOUTH LINE RUN 
N00°53'18"W ALONG SAID EAST LINE FOR A DISTANCE OF 2325.77 FEET TO A POINT OF CURVATURE; THENCE RUN 
165.78 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE SOUTHWEST HAVING A RADIUS OF 150.00 FEET, A 
CENTRAL ANGLE OF 63°19'24", A CHORD DISTANCE OF 157.47 FEET AND A CHORD BEARING OF N32°33'00"W TO 
A POINT OF TANGENCY; THENCE RUN N64°12'42"W FOR A DISTANCE OF 187.10 FEET TO A POINT OF CURVATURE; 
THENCE RUN 126.76 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE NORTHEAST HAVING A RADIUS OF 
114.97 FEET, A CENTRAL ANGLE OF 63°10'20", A CHORD DISTANCE OF 120.44 FEET AND A CHORD BEARING OF 
N32°37'32"W TO A POINT ON A NON-TANGENTIAL LINE; THENCE RUN N01°06'05"W FOR A DISTANCE OF 2647.03 
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FEET TO THE NORTHEAST CORNER OF SAID CITRUS PARK AND THE SOUTHEAST CORNER OF BELL VILLA AS 
DESCRIBED IN OFFICIAL RECORDS BOOK 1469, PAGE 1143 THROUGH 1152 OF SAID PUBLIC RECORDS; THENCE 
RUN N00°55'23"W ALONG THE EAST LINE OF SAID BELL VILLA FOR A DISTANCE OF 2666.53 FEET TO THE 
NORTHEAST CORNER OF SAID BELL VILLA; THENCE RUN S89°01'22"W ALONG THE NORTH LINE OF SAID BELL VILLA 
FOR A DISTANCE OF 521.18 FEET TO AN INTERSECTION WITH THE EAST LINE OF THOSE LANDS AS DESCRIBED IN 
INSTRUMENT No. 2018000249003; THENCE RUN N00°55'23"W ALONG THE SAID EAST LINE FOR A DISTANCE OF 
2645.54 FEET TO AN INTERSECTION WITH THE NORTH LINE OF THE NORTHEAST QUARTER OF SAID SECTION 18; 
THENCE RUN N88°27'27"E ALONG SAID NORTH LINE FOR A DISTANCE OF 2220.46 FEET TO THE NORTHEAST 
CORNER OF SAID SECTION 18; THENCE RUN S04°37'54"E ALONG THE EAST LINE OF SAID SECTION 18 AND THE 
WEST LINE OF AN AGREED BOUNDARY LINE AS RECORDED IN OFFICIAL RECORDS BOOK 2061, PAGES 3139 AND 
3140 OF SAID PUBLIC RECORDS FOR A DISTANCE OF 2663.68 FEET TO THE EAST QUARTER CORNER OF SAID 
SECTION 18; THENCE RUN S04°37'21"E FOR A DISTANCE OF 1348.31 FEET; THENCE RUN N89°01'22"E FOR A 
DISTANCE OF 191.67 FEET TO AN INTERSECTION WITH THE EAST LINE OF AN AGREED BOUNDARY LINE AS 
DESCRIBED IN OFFICIAL RECORDS BOOK 2061, PAGES 3137 AND 3138 OF SAID PUBLIC RECORDS; THENCE RUN 
S01°03'47"E ALONG SAID EAST LINE FOR A DISTANCE OF 1340.84 FEET; THENCE LEAVING SAID EAST LINE RUN 
N89°18'30"E FOR A DISTANCE OF 2078.42 FEET; THENCE RUN S01°06'05"E FOR A DISTANCE OF 2646.89 FEET; 
THENCE RUN N89°10'29"E FOR A DISTANCE OF 288.20 FEET; THENCE RUN S00°53'18"E FOR A DISTANCE OF 
1334.40 FEET; THENCE RUN N89°05'53"E FOR A DISTANCE OF 1794.01 FEET TO THE EAST LINE OF SAID AGREED 
BOUNDARY LINE; THENCE RUN S01°05'07"E ALONG SAID EAST LINE FOR A DISTANCE OF 1311.01 FEET TO THE 
SOUTHEAST CORNER OF SAID SECTION 19 AND THE POINT OF BEGINNING;  
 
SAID PARCEL CONTAINING 14,295,367.95 SQUARE FEET OR 328.18 ACRES, MORE OR LESS. 
 
BEARINGS SHOWN HEREON REFER TO AN ASSUMED BEARING OF N 01°05'07" W ALONG THE EASTERLY LINE OF 
THE SOUTHEAST 1/4 OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA. 
 
THIS PROPERTY IS SUBJECT TO RESERVATIONS OR RESTRICTIONS OF RECORD. 
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LEGAL DESCRIPTION 

SAPHIRA 

 

A PARCEL OF LAND LYING WITHIN SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, 

FLORIDA AND SECTION 18, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA, BEING 

MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

 

BEGINNING AT THE SOUTHEAST CORNER OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE 

COUNTY, FLORIDA; THENCE RUN S89°05'07"W ALONG THE SOUTH LINE OF SAID SECTION 19 FOR A 

DISTANCE OF 1848.51 FEET TO AN INTERSECTION WITH THE EAST LINE OF CITRUS PARK AS 

DESCRIBED IN INSTRUMENT No. 2019000138281 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; 

THENCE LEAVING SAID SOUTH LINE RUN N00°53'18"W ALONG SAID EAST LINE FOR A DISTANCE OF 

2325.77 FEET TO A POINT OF CURVATURE; THENCE RUN 165.78 FEET ALONG THE ARC OF A CURVE 

CONCAVE TO THE SOUTHWEST HAVING A RADIUS OF 150.00 FEET, A CENTRAL ANGLE OF 63°19'24", A 

CHORD DISTANCE OF 157.47 FEET AND A CHORD BEARING OF N32°33'00"W TO A POINT OF TANGENCY; 

THENCE RUN N64°12'42"W FOR A DISTANCE OF 187.10 FEET TO A POINT OF CURVATURE; THENCE RUN 

126.76 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE NORTHEAST HAVING A RADIUS OF 114.97 

FEET, A CENTRAL ANGLE OF 63°10'20", A CHORD DISTANCE OF 120.44 FEET AND A CHORD BEARING OF 

N32°37'32"W TO A POINT ON A NON-TANGENTIAL LINE; THENCE RUN N01°06'05"W FOR A DISTANCE OF 

2647.03 FEET TO THE NORTHEAST CORNER OF SAID CITRUS PARK AND THE SOUTHEAST CORNER OF 

BELL VILLA AS DESCRIBED IN OFFICIAL RECORDS BOOK 1469, PAGE 1143 THROUGH 1152 OF SAID 

PUBLIC RECORDS; THENCE RUN N00°55'23"W ALONG THE EAST LINE OF SAID BELL VILLA FOR A 

DISTANCE OF 2666.53 FEET TO THE NORTHEAST CORNER OF SAID BELL VILLA; THENCE RUN 

S89°01'22"W ALONG THE NORTH LINE OF SAID BELL VILLA FOR A DISTANCE OF 521.18 FEET TO AN 

INTERSECTION WITH THE EAST LINE OF THOSE LANDS AS DESCRIBED IN INSTRUMENT No. 

2018000249003; THENCE RUN N00°55'23"W ALONG THE SAID EAST LINE FOR A DISTANCE OF 2645.54 FEET 

TO AN INTERSECTION WITH THE NORTH LINE OF THE NORTHEAST QUARTER OF SAID SECTION 18; 

THENCE RUN N88°27'27"E ALONG SAID NORTH LINE FOR A DISTANCE OF 2220.46 FEET TO THE 

NORTHEAST CORNER OF SAID SECTION 18; THENCE RUN S04°37'54"E ALONG THE EAST LINE OF SAID 

SECTION 18 AND THE WEST LINE OF AN AGREED BOUNDARY LINE AS RECORDED IN OFFICIAL 

RECORDS BOOK 2061, PAGES 3139 AND 3140 OF SAID PUBLIC RECORDS FOR A DISTANCE OF 2663.68 

FEET TO THE EAST QUARTER CORNER OF SAID SECTION 18; THENCE RUN S04°37'21"E FOR A DISTANCE 

OF 1348.31 FEET; THENCE RUN N89°01'22"E FOR A DISTANCE OF 191.67 FEET TO AN INTERSECTION WITH 

THE EAST LINE OF AN AGREED BOUNDARY LINE AS DESCRIBED IN OFFICIAL RECORDS BOOK 2061, 

PAGES 3137 AND 3138 OF SAID PUBLIC RECORDS; THENCE RUN S01°03'47"E ALONG SAID EAST LINE FOR 

A DISTANCE OF 1340.84 FEET; THENCE LEAVING SAID EAST LINE RUN N89°18'30"E FOR A DISTANCE OF 

2078.42 FEET; THENCE RUN S01°06'05"E FOR A DISTANCE OF 2646.89 FEET; THENCE RUN N89°10'29"E FOR 

A DISTANCE OF 288.20 FEET; THENCE RUN S00°53'18"E FOR A DISTANCE OF 1334.40 FEET; THENCE RUN 

N89°05'53"E FOR A DISTANCE OF 1794.01 FEET TO THE EAST LINE OF SAID AGREED BOUNDARY LINE; 

THENCE RUN S01°05'07"E ALONG SAID EAST LINE FOR A DISTANCE OF 1311.01 FEET TO THE 

SOUTHEAST CORNER OF SAID SECTION 19 AND THE POINT OF BEGINNING;  

 

SAID PARCEL CONTAINING 14,295,367.95 SQUARE FEET OR 328.18 ACRES, MORE OR LESS. 

 

BEARINGS SHOWN HEREON REFER TO AN ASSUMED BEARING OF N 01°05'07" W ALONG THE EASTERLY 

LINE OF THE SOUTHEAST 1/4 OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, 

FLORIDA. 

 

THIS PROPERTY IS SUBJECT TO RESERVATIONS OR RESTRICTIONS OF RECORD. 
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Imperial District 

Public Facilities Impact 
 

 

Sanitary Sewer 

The subject property is located within the Bonita Springs Utilities, Inc.’s (BSU) service area and thus will 

be served by the BSU’s East Wastewater Reclamation Facility.  BSU currently has capacity to handle 11 

million gallons of wastewater per day.  According to the 2019 Annual Report, the average daily wastewater 

effluent was 4.67 million gallons in 2019 and 4.53 million gallons in 2018.  The needs of the proposed 

development are expected to stay well within the remaining wastewater treatment capacity provided by 

the Bonita Springs Utilities wastewater facilities.  

 

The Level of Service (LOS) Standard for sanitary sewer (Infrastructure Element; Sanitary Sewer Sub-

Element - Policy 1.1.1): 

• 200 Gallons Per Day (GPD) per Equivalent Residential Connection (ERC).   

 

Existing Future Land Use Category and Land Uses: 

• DRGR 

• Agriculture/Pasture and a single-family dwelling use with no centralized sewer service 

connections. 

 

Proposed Future Land Use Category and Land Uses:   

• Imperial District 

• 700 Dwelling units and 54,450 SF of Neighborhood Commercial Uses 

o 700 Dwelling Units at 200 GPD = 140,000 GPD 

o 54,450 SF of Neighborhood Commercial or 63 ERCs at 200 GPD = 12,600 GPD 

o TOTAL = 152,600 GPD 

 

Based on the 2019 Annual Report and the data provided above, BSU has the capacity to treat an additional 

6.33 million gallons of effluent per day.  The proposed amendment results in an increased demand of 

approximately of 152,600 GPD.  Thus, there is no lack of capacity to treat the effluent expected from the 

proposed development. 

 

Potable Water 

The subject property is located within the Bonita Springs Utilities, Inc.’s (BSU) service area and thus will 

be served by the BSU’s Water Treatment Facilities.  BSU currently has capacity to provide 17.56 million 

gallons of water per day.  According to the 2019 Annual Report, the average daily water production was 

http://www.consult-rwa.com/
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9.97 million gallons in 2019 and 10.08 million gallons in 2018.  The needs of the proposed development 

are expected to stay within the remaining water production capacity provided by the Bonita Springs 

Utilities water treatment facilities. 

 

The Level of Service (LOS) Standard for potable water (Infrastructure Element; Potable Water Sub-Element 

- Policy 1.1.1): 

• 235 Gallons Per Day (GPD) per Equivalent Residential Connection (ERC).  It is necessary to note 

that BSU’s Standard Specifications (Revised April 2019) requirements under Section 7.10 – Flow 

Demands requires the average daily flow shall be calculated based on a stricter rate of 250 GPD, 

not 235 GPD, for single-family residential units. 

 

Existing Future Land Use Category and Land Uses: 

• DRGR 

• Agriculture/Pasture and a single-family dwelling use with no centralized service connections. 

 

Proposed Future Land Use Category and Land Uses:   

• Imperial District 

• 700 Dwelling units and 54,450 SF of Neighborhood Commercial Uses 

o 700 Dwelling Units at 250 GPD = 175,000 GPD 

o 54,450 SF of Neighborhood Commercial or 63 ERCs at 250 GPD = 15,750 GPD 

o TOTAL = 190,750 GPD 

 

The City of Bonita Springs, Florida Evaluation and Appraisal Review (EAR) from March 2016 states that the 

“level of service and capacity performance indicates adequate capacity remains available to support 

future anticipated growth of an additional 13,000 units.” The 13,000 units are the projected number of 

units related to the 2040 population projection.  Based on the 2019 Annual Report, BSU has the capacity 

to provide an additional 7.59 million of gallons of water per day for future development.  The proposed 

amendment results in an increased demand of approximately of 190,750 GPD.  Thus, there is no lack of 

potable water capacity expected from the proposed development.   

 

Surface Water/Drainage Basins – South Florida Water Management District 

The subject property is located within the Imperial River Drainage Sub Basin and contains mainly 

agricultural lands and open pastures for livestock grazing. The current surface hydrology for the pastures 

and agricultural lands incudes open channels and furrows that interconnect with the Citrus Park master 

drainage system, which consists of a 2 square mile (1,280 acre) closed and pumped system. The system 

has been under a South Florida Water Management (SFWMD) permit since the 1980s (Permit No. 36-

00093-S). Citrus Park was permitted to be a multiphase development and over the years the various 

phases within Citrus park have received SFWMD Permits under modifications to the original Permit. Citrus 

Park utilizes open swales, lakes, and internal canals in its stormwater management system for attenuation 

and treatment. The system discharges offsite via three pumps located on the western basin boundary. 

The three pumps discharge within the allowable discharge rate per Permit No. 36-00093-S, which were 

http://www.consult-rwa.com/
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determined using pre-development runoff criteria. The Citrus Park development has a perimeter berm 

that prohibits offsite flows by capturing all storm runoff onsite for treatment and attenuation before 

offsite discharge.   

 

The City’s LOS Standards under Bonita Plan Policy 1.2.1 are as follows: 

 

Policy 1.2.1: Levels of service are hereby established for protection from flooding to be 

provided by stormwater and roadway facilities: 

 

a. During a 3-day storm event (rainfall) accumulation of 13.7 inches or less (3-

day, 100 year storm as defined by SFWMD), one lane of evacuation routes 

should remain passable (defined as less than 6 inches of standing water over 

the crown). Emergency shelters and essential services should not be 

flooded. 

 

b. During a 3-day rainfall accumulation of 11.7 inches or less (3-day, 25-year 

storm as defined by SFWMD), all lanes of evacuation routes should remain 

passable. Emergency shelters and essential services should not be flooded. 

 
c. During coastal flooding of up to 4.0 feet above mean sea level, all lanes of 

evacuation routes should remain passable. Emergency shelters should not 

be flooded. 

 

The subject property is not located in a coastal high hazard area nor is it directly connected to designated 

evacuation routes.  The system for the future proposed planned development will be designed to comply 

with the SFWMD and city LDC requirements, such as Section 3-324(c), to meet city LOS Standards under 

Policy 1.2.1 deemed applicable at time of development order review. 

 

Parks, Recreation, and Open Space 

The City of Bonita Springs, according to the city’s 2016 EAR, has over 162 acres of developed parks and 

passive recreational lands.  Additionally, there are several Lee County parks and State recreational areas 

that provide several thousand more acres of recreational options to the community. 

 

The city’s adopted Level of Service for parks per Policy 1.1.1 of the Recreation/Open Space element within 

the Bonita Plan (Comprehensive Plan) is as follows: 

 

• Regional parks:  six (6) acres per 1,000 residents and seasonal population 

• Community parks: one (1) acre per 1,000 residents and seasonal population. 

 

Existing Future Land Use Category and Land Uses: 

• DRGR 

http://www.consult-rwa.com/
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• Agriculture/Pasture and a single-family dwelling use with no parks, recreation, and open space 

required.   

 

Proposed Future Land Use Category and applicable Land Uses:   

• Imperial District 

• 700 Dwelling units at 2.44 estimated persons per household (Lee County, Florida) (The Bureau of 

Economic and Business Research – University of Florida; April 1, 2019) = 1,645 persons projected 

o Regional Park at six (6) acres per 1,000 residents = 9.87 acres required 

o Community Park at one (1) acre per 1,000 residents = 1.65 acres required 

 

The proposed amendment to allow for an additional 700 dwelling units results in an added demand of 

9.87 acres of Regional Park land and 1.65 acres of Community Park land.  According to the updated 2012 

City of Bonita Springs Parks and Recreation Master Plan, the city does not own and operate a Regional 

Park.  The city does benefit from Lee County and the State of Florida owning and operating parks that 

would qualify for Regional Parks accessible to city residents and thus, helping the city meet the level of 

service requirement associated with the proposed planned development. The city does own and operate 

several community parks providing the level of service required for the proposed planned development. 

 

The proposed planned development will provide the required open space and preserve area to support 

native habitat as well as areas to provide recreational activities, such as, integrated and cross-access 

trails/greenways, amenity recreational areas, and various parks (linear/dog/pocket) for the residents and 

their guests.  There will be over 35 acres of park, preserve, and amenity center space within the district 

that allows public access and active or passive recreation. 

 

Public Schools 

The subject property is located within the School District of Lee County, which is split into Choice Zones 

and Sub Zones.  The subject property is in the designated South Choice Zone, S3.  School concurrency is 

reviewed at time of local development order and per LDC Section 2-29, states that “public school facilities 

needed to serve new development must be in place or under actual construction within three years after 

the local government approves a development permit, or its functional equivalent, that results in a 

generation of students.”  

 

The city adopted LOS standard for Elementary, Middle, High, and Special Purpose Schools to account for 

measurable programmatic changes are as follows: 

• 100% of Permanent FISH Capacity as adjusted by the School Board annually. 

 

Existing Future Land Use Category and Land Uses: 

• DRGR with Agriculture/Pasture and a single-family dwelling use 

• Current allowed single-family dwelling units based on 1 du/10 acres = 33 dwelling units 

 

Proposed Future Land Use Category and applicable Land Uses:   
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• Imperial District 

• 700 proposed dwelling units – 33 currently allowed dwelling units = 667 dwelling units at 0.297 

students per household = 198 potential students 

 

The proposed comprehensive plan amendment effectively would result in 198 additional students within 

the S3 Sub Zone.  Based on the concurrency analysis and letter of availability provided by The School 

District of Lee County included with this submittal, there is capacity currently available at all educational 

levels within S3 Sub Zone to handle the proposed mixed use planned development.   
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April 8, 2020 
 
Lee County Emergency Medical Services 
Attn:  Mr. Benjamin Abes, EMS Chief 
P.O. Box 398 
Fort Myers, FL  33902 
 
 
Subject: Request for EMS Letter of Availability for Future Mixed-Use Planned Development  
 
Dear Mr. Abes: 
 
This letter is requesting service availability for a proposed mixed-use planned development named Saphira located 
in Bonita Springs, Florida.  The subject property of 328 +/- acres is located approximately 3 miles north of the E. 
Terry Street and Bonita Grande Drive; east of I-75; and west of the Bonita Grande Mine.  Please see the attached 
Location Map for reference. 
 
RWA, representing 3HWA Land Holdings, LLC, will be submitting a Comprehensive Plan Amendment application, 
requesting the City of Bonita Springs create a new Future Land Use category that would allow development of the 
subject property for a maximum of 700 dwelling units and approximately 55,000 SF of neighborhood commercial 
uses. 
 
Since this project falls within the Lee County Emergency Medical Services (EMS) service area, we are asking that 
you provide written confirmation that there is or will be sufficient service availability to this future mixed-use 
development. Please note that as development proceeds, concurrency reviews will occur and any applicable 
impact fees will be paid to offset any additional project related demand to your service. 
 
Thank you for your assistance and should you have any questions or concerns, please do not hesitate to contact 
me at (239) 597-0575. 
 
 
Sincerely, 
RWA, Inc. 
 
 
 
Kenrick Gallander, AICP 
Director of Planning 
 
Attachment: Location Map 

http://www.consult-rwa.com/
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From: Abes, Benjamin
To: Ken Gallander
Subject: RE: EMS Letter of Availability Request
Date: Wednesday, April 15, 2020 10:18:15 AM
Attachments: image001.png

Ken,
 
Thank you for the information.  The County has not been authorized to review and provide
comments on municipal development permits.
 
Our review/assistance on such matters is typically provided by interlocal agreements, Resolutions,
Ordinances, and in limited circumstances through the 163 F.S., Comprehensive Plan Amendment
process. If no such agreement exists, the County is without that authority.
 
Ben
 
 
Benjamin Abes
Director, Lee County Public Safety
Chief, Emergency Medical Services
239-533-3911
 

From: Ken Gallander <kgallander@consult-rwa.com> 
Sent: Wednesday, April 15, 2020 10:07 AM
To: Abes, Benjamin <Benjamin.Abes@leegov.com>
Subject: [EXTERNAL] RE: EMS Letter of Availability Request
 
Ben,
 
Yes sir, it is.
 
Ken
 

 

Ken Gallander, AICP
Director of Planning
OFFICE | 239.597.0575
CELL | 850.803.5621
EMAIL | KGallander@consult-rwa.com

 
 

From: Abes, Benjamin <Benjamin.Abes@leegov.com> 
Sent: Wednesday, April 15, 2020 8:52 AM
To: Ken Gallander <kgallander@consult-rwa.com>
Subject: RE: EMS Letter of Availability Request
 

mailto:Benjamin.Abes@leegov.com
mailto:kgallander@consult-rwa.com
http://www.consult-rwa.com/
mailto:KGallander@consult-rwa.com
mailto:Benjamin.Abes@leegov.com
mailto:kgallander@consult-rwa.com



Is this within the boundaries of incorporated Bonita Springs?
 
Ben
 
 
Benjamin Abes
Director, Lee County Public Safety
Chief, Emergency Medical Services
239-533-3911
 

From: Ken Gallander <kgallander@consult-rwa.com> 
Sent: Wednesday, April 8, 2020 3:44 PM
To: Abes, Benjamin <Benjamin.Abes@leegov.com>
Subject: [EXTERNAL] EMS Letter of Availability Request
 
Mr. Abes,
 
Good afternoon and hope you are well as can be expected these days.
 
I’m emailing you the attached request for a Letter of Availability for a project our firm is working on
for future submittal to the city of Bonita Springs.
 
I certainly realize you are dealing with a lot more critical issues as a result of the COVID-19 outbreak,
so I understand if I should direct this request to someone else.
 
Please don’t hesitate to let me know if you need anything further or whomever else I should
coordinate with.
 
Regards,
 

 

Ken Gallander, AICP
Director of Planning
OFFICE | 239.597.0575
CELL | 850.803.5621
EMAIL | KGallander@consult-rwa.com

 
 
 

Please note: Florida has a very broad public records law. Most written communications to or from County Employees and officials
regarding County business are public records available to the public and media upon request. Your email communication may be subject
to public disclosure.

Under Florida law, email addresses are public records. If you do not want your email address released in response to a public records
request, do not send electronic mail to this entity. Instead, contact this office by phone or in writing.

mailto:kgallander@consult-rwa.com
mailto:Benjamin.Abes@leegov.com
http://www.consult-rwa.com/
mailto:KGallander@consult-rwa.com
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April 8, 2020 
 
Bonita Springs Fire Control & Rescue District 
Attn:  Chief Gregory L. DeWitt 
27701 Bonita Grande Drive 
Bonita Springs, Florida  34135 
 
 
Subject: Request for Fire Protection Letter of Availability for Future Mixed-Use Planned Development  
 
Dear Chief DeWitt: 
 
This letter is requesting service availability for a proposed mixed-use planned development named Saphira.  The 
subject property of 328 +/- acres is located approximately 3 miles north of the E. Terry Street and Bonita Grande 
Drive; east of I-75; and west of the Bonita Grande Mine.  Please see the attached Location Map for reference. 
 
RWA, representing 3HWA Land Holdings, LLC, will be submitting a Comprehensive Plan Amendment application 
requesting the City of Bonita Springs create a new Future Land Use category that would allow development of the 
subject property for a maximum of 700 dwelling units and approximately 55,000 SF of neighborhood commercial 
uses. 
 
Since this project falls within the District’s service area, we are asking that you provide written confirmation that 
there is or will be sufficient service availability to this future mixed-use development. Please note that as 
development proceeds, concurrency reviews will occur and any applicable impact fees will be paid to offset any 
additional project related demand to your service. 
 
Thank you for your assistance and should you have any questions or concerns, please do not hesitate to contact 
me at (239) 597-0575. 
 
 
Sincerely, 
RWA, Inc. 
 
 
 
Kenrick Gallander, AICP 
Director of Planning 
 
Attachment: Location Map 

http://www.consult-rwa.com/
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April 8, 2020 
 
The Lee County Sheriff’s Office 
Attn:  Major Rich Snyder, Patrol Bureau 
14750 Six Mile Cypress Parkway 
Fort Myers, FL  33912-4406 
 
 
Subject: Request for Law Enforcement Letter of Availability for Future Mixed-Use Planned Development  
 
Dear Major Snyder: 
 
This letter is requesting service availability for a proposed mixed-use planned development named Saphira located 
in Bonita Springs, Florida.  The subject property of 328 +/- acres is located approximately 3 miles north of the E. 
Terry Street and Bonita Grande Drive; east of I-75; and west of the Bonita Grande Mine.  Please see the attached 
Location Map for reference. 
 
RWA, representing 3HWA Land Holdings, LLC, will be submitting a Comprehensive Plan Amendment application, 
requesting the City of Bonita Springs create a new Future Land Use category that would allow development of the 
subject property for a maximum of 700 dwelling units and approximately 55,000 SF of neighborhood commercial 
uses. 
 
Since this project falls within the Lee County Sheriff’s Office service area, we are asking that you provide written 
confirmation that there is or will be sufficient service availability to this future mixed-use development. Please 
note that as development proceeds, concurrency reviews will occur and any applicable impact fees will be paid to 
offset any additional project related demand to your service. 
 
Thank you for your assistance and should you have any questions or concerns, please do not hesitate to contact 
me at (239) 597-0575. 
 
 
Sincerely, 
RWA, Inc. 
 
 
 
Kenrick Gallander, AICP 
Director of Planning 
 
Attachment: Location Map 

http://www.consult-rwa.com/
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April 8, 2020 
 
LeeTran 
Attn:  Mr. Jorge J. Puente, Service Planner LeeTran Mobility Enhancement Team 
P.O. Box 398 
Fort Myers, FL  33902-0398 
 
 
Subject: Request for Mass Transit Letter of Availability for Future Mixed-Use Planned Development  
 
Dear Mr. Puente: 
 
This letter is requesting service availability for a proposed mixed-use planned development named Saphira located 
in Bonita Springs, Florida.  The subject property of 328 +/- acres is located approximately 3 miles north of the E. 
Terry Street and Bonita Grande Drive; east of I-75; and west of the Bonita Grande Mine.  Please see the attached 
Location Map for reference. 
 
RWA, representing 3HWA Land Holdings, LLC, will be submitting a Comprehensive Plan Amendment application, 
requesting the City of Bonita Springs create a new Future Land Use category that would allow development of the 
subject property for a maximum of 700 dwelling units and approximately 55,000 SF of neighborhood commercial 
uses. 
 
Since this project falls within LeeTran’s service area, we are asking that you provide written confirmation that 
there is or will be sufficient service availability to this future mixed-use development. Please note that as 
development proceeds, concurrency reviews will occur and any applicable impact fees will be paid to offset any 
additional project related demand to your service. 
 
Thank you for your assistance and should you have any questions or concerns, please do not hesitate to contact 
me at (239) 597-0575. 
 
 
Sincerely, 
RWA, Inc. 
 
 
 
Kenrick Gallander, AICP 
Director of Planning 
 
Attachment: Location Map 

http://www.consult-rwa.com/
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April 9, 2019 
 
Kenrick Gallander, AICP 
RWA, Inc. 
6610 Willow Park Drive 
Naples, FL, 34109 
 
RE: Request for Mass Transit Letter of Availability for Future Mixed-Use Planned Development        
 
Dear Mr. Gallander, 
 
LeeTran has reviewed your request for service availability in regards to a Comprehensive Plan 
Amendment on the referenced subject area located approximately 3 miles north of Terry Street 
and Bonita Grande Drive; east of I-75; and west of the Bonita Grande Mine in the City of Bonita 
Spring.  After reviewing the site and comparing the location with our existing and planned route 
locations according to the 2016 Transit Development Plan (TDP), the following has been 
determined:  
 
• Subject area is not within one-quarter mile of a fixed-route corridor 
• Closest fixed-route corridor is the route 150 along Bonita Beach Road 
• The 2016 TDP does not identify the need for enhanced or additional transit services in the area 

 
Proposed future development does not currently meet applicability outlined in Sec. 10-442 and Sec. 
10-443. Developer will not be required to connect to and improve transit facilities because 
pedestrian access from subject parcels to closest stop is greater than one-quarter mile. 
 
If transit services have been modified within one-quarter mile of the subject parcels at time of a DO 
or LDO type D submittal, necessary improvements will be determined at that time. 
 
Attached is a map of our route serves in relation to the subject parcels. If you have any questions or 
require further information, please do not hesitate to contact me at (239) 533-0340 or 
jpuente@leegov.com. 
 
Sincerely, 

Jorge J Puente 

Jorge J Puente, Transit Service Planner 
Lee County Transit 

 

John E. Manning 
District One 
 
Cecil L. Pendergrass 
District Two 
 
Ray Sandelli 
District Three 

 
Brian Hamman 
District Four 
 
Frank Mann 
District Five 
 
Roger Desjarlais 
County Manager 
 
Richard Wesch 
County Attorney 
 
Donna Marie Collins 
County Hearing  
Examiner 
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April 10, 2020 
 
Bonita Springs Utilities, Inc. 
Attn:  Ms. Kim Hoskins, P.E., Director of Engineering 
11900 East Terry Street 
Bonita Springs, FL  34135 
 
 
Subject: Request for Sanitary Sewer and Potable Water Letter of Availability for Future Mixed-Use 

Planned Development - Saphira 
 
Dear Ms. Hoskins: 
 
This letter is requesting service availability for a proposed mixed-use planned development named Saphira.  The 
subject property of 328 +/- acres is located approximately 3 miles north of the E. Terry Street and Bonita Grande 
Drive; east of I-75; and west of the Bonita Grande Mine.  Please see the attached Location Map.   
 
Issued addresses:  24621 Citrus Park Blvd., and 24701 Citrus Park Blvd. 
STRAP #’s: 18-74-26-B2-00001.1020 

18-47-26-B2-00001.1000 

18-47-26-B2-00001.1010 

18-47-26-B3-00001.0020 

18-47-26-B3-00001.0010 

19-47-26-B2-00001.101A 

19-47-26-B4-U2570.1632 

19-47-26-B3-00001.1030 

 
RWA, representing the owners/developer 3HWA Land Holdings, LLC, and Dennis L. and Tamara Swan, will be 
submitting a Comprehensive Plan Amendment application requesting the City of Bonita Springs create a new 
Future Land Use category that would allow development of the subject property for a maximum of 700 dwelling 
units and approximately 55,000 SF of neighborhood commercial uses.  The development will require water, 
sanitary sewer (wastewater), and irrigation for the proposed residential and commercial uses. 
 
The estimated Water and Wastewater Flows required are as follows: 
 

o 700 single-family dwelling units at 250 gpd = 175,000 gpd 
o 55,000+/- SF Neighborhood Commercial uses: 

▪ The exact commercial types are unknown at this time.  We have conservatively 
determined that 55,000 SF commercial use area is equal to approximately 63 Equivalent 
Residential Connections (ERC) using an estimated average number of units, average SF 
per unit, and rates per unit based on FAC 64E-6 Table 1. 

▪ 63 ERC’s at 250 gpd = 15,750 gpd 
 

http://www.consult-rwa.com/
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Since this project falls within the Bonita Springs Utilities’ service area, we are asking that you provide written 
confirmation that there is or will be sufficient capacity to service this future mixed-use development based on the 
estimates provided above. Please note that as development proceeds, concurrency reviews will occur and any 
applicable impact fees will be paid to offset any additional project related demand to your service.   
 
At this stage of the project and the current market uncertainty, we estimate the entitlement process to be 
completed within 1.5 years. Construction may commence within 6 months of entitlement and site development 
approvals. Project build out is then estimated to be 5 - 7 years. Thus, the estimated overall project completion 
would be within 7-10 years. 
 
Thank you for your assistance and should you have any questions or concerns, please do not hesitate to contact 
me or the Engineer of Record, Mr. Michael Pappas, P.E., at (239) 597-0575. 
 
 
Sincerely, 
RWA, Inc. 
 
 
 
Kenrick Gallander, AICP 
Director of Planning 
 
Attachment: Location Map 

http://www.consult-rwa.com/
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11900 East Terry Street ● Bonita Springs, Florida 34135 ● (239) 992-0711 ● (800) 583-1496 ● www.bsu.us 
 

April 10, 2020 
 
Kenrick Gallander, AICP 
RWA, Inc. 
6610 Willow Park Dr. Ste. 200 
Naples, FL 34109 
 
 
Sent via e-mail:  kgallander@consult-rwa.com  
 
 
Re:  Saphira 
 
Dear Mr. Gallander, 
 
You have requested potable water, sewer and irrigation service for the project referenced above.  
Plant capacities are adequate; however, the Developer is required to install all off-site and on-site 
utility line extensions necessary to provide service to the project in accordance with Bonita Springs 
Utilities, Inc. specifications.  No construction submittals have been received, reviewed or approved 
as of this date.   This letter expires in one year. 
   
You have estimated the usage to be 190,750 gallons per day.  Bonita Springs Utilities, Inc. has the 
capacity to provide the above estimated gallonage from its 17.56 million gallon per day Water 
Treatment Plant.  The Water Reclamation Facilities have the capacity to treat the above estimated 
gallonage from the plants currently rated at 11.0 million gallon per day.     
 
Potable water is available for irrigation use as no reuse water is available in proximity to the 
subject property at this time.    
  
This letter should not be construed as a commitment or guarantee to serve nor as approval for 
construction, but only as to the availability of potable water, sewer and reuse at this time. Bonita 
Springs Utilities, Inc. may commit to reserve plant capacity if available, at such time that ANC (Aid-
to-New Construction) fees are paid for each unit of required capacity.    
 
If there are any proposed utility infrastructure installations, then the appropriate meetings and 
submittals per the Bonita Springs Utilities specifications shall be required. 
  
Respectfully, 
Bonita Springs Utilities, Inc.  

  
  
 
 Kim Hoskins, P.E. 
Director of Engineering 
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April 8, 2020 
 
The School District of Lee County 
Attn:  Mr. Dominic Gemelli, Director Planning Growth & Capacity  
2855 Colonial Blvd. 
Fort Myers, FL  33966 
 
 
Subject: Request for Schools Letter of Availability for Future Mixed-Use Planned Development 
 
Dear Mr. Gemelli: 
 
This letter is requesting service availability for a proposed mixed-use planned development named Saphira located 
in Bonita Springs, Florida.  The subject property of 328 +/- acres is located approximately 3 miles north of the E. 
Terry Street and Bonita Grande Drive; east of I-75; and west of the Bonita Grande Mine.  Please see the attached 
Location Map for reference. 
 
RWA, representing 3HWA Land Holdings, LLC, will be submitting a Comprehensive Plan Amendment application, 
requesting the City of Bonita Springs create a new Future Land Use category that would allow development of the 
subject property for a maximum of 700 dwelling units and approximately 55,000 SF of neighborhood commercial 
uses. 
 
Since this project is located within the School District of Lee County, we are asking that you provide written 
confirmation that there is or will be sufficient capacity to serve this future mixed-use development. Please note 
that as development proceeds, concurrency reviews will occur and any applicable impact fees will be paid to offset 
any additional project related demand to your service. 
 
Thank you for your assistance and should you have any questions or concerns, please do not hesitate to contact 
me at (239) 597-0575. 
 
 
Sincerely, 
RWA, Inc. 
 
 
 
Kenrick Gallander, AICP 
Director of Planning 
 
Attachment: Location Map 

http://www.consult-rwa.com/


       
General Notes:  Map is for reference only.  Information is derived from Lee County  
       Property Appraiser.  Aerial 2019. 
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April 16, 2020 
 
Kenrick Gallander, AICP 
Director of Planning 
RWA  
6610 Willow Park Drive, Suite 200 
Naples, FL 34109 
 
RE: Bonita Springs MUPD 
 
 
Dear Mr. Gallander: 
  
This letter is in response to your request for comments dated April 8, 2020 for the approximately 328-acre 
subject property in the City of Bonita Springs in regard to educational impact. The project is located in the 
South Choice Zone, S3.  
 
This development is a request for 700 single-family housing units, an increase from the currently allowed 
33 units per the existing Future Land Use designation. With regard to the inter-local agreement for school 
concurrency the generation rates are created from the type of dwelling unit and further broken down by 
grade level.  
 
For single-family homes, the generation rate is .297 and further broken down by grade level into the 
following, .149 for elementary, .071 for middle and .077 for high. A total of 197 school-aged children 
would be generated and utilized for the purpose of determining sufficient capacity to serve the 
development. 
  
The Concurrency Analysis attached, displays the impact of this development. Capacity is not an issue 
within the Concurrency Service Area (CSA). 
 
Thank you and if I may be of further assistance, please contact me at 239-335-1432 
 
 
Sincerely, 

 
Cindy Leal Brizuela, Senior Planner 
 



REVIEWING AUTHORITY Lee County School District
NAME/CASE NUMBER Bonita Springs MUPD
OWNER/AGENT RWA
ITEM DESCRIPTION

LOCATION
ACRES 328.00
CURRENT FLU DRGR
CURRENT ZONING AG-2

PROPOSED DWELLING UNITS BY 
TYPE Single Family Multi Family Mobile Home

667 0 0

STUDENT GENERATION SF MF MH
Projected 
Students

Elementary School 0.149 99.38
Middle School 0.071 47.36
High School 0.077 51.36

CSA SCHOOL NAME 2023/24 CSA Capacity (1)
CSA Projected 
Enrollment (2)

CSA Available 
Capacity

Projected 
Impact of 
Project

Available 
Capacity 
W/Impact

LOS is 100% 
Perm FISH 
Capacity

Adjacent CSA 
Available 
Capacity 
w/Impact

South CSA, Elementary 13,291 11,993 1,298 99 1199 91%
South CSA, Middle 6,904 5,561 1,343 47 1296 81%
South CSA, High 8,703 8,347 356 51 305 96%

Prepared by: Cindy Leal Brizuela, Senior Planner

(1) Permanent Capacity as defined in the Interlocal Agreement and adopted in the five (5) years of the School District's  Five Year Plan

(2) Projected Enrollment per the five (5) years of the School District's Five Year Plan plus any reserved capacity (development has a 
valid finding of capacity )
(3) Available Adjacent CSA  capacity is subject to adjacency criteria as outlined in the Interlocal Agreement and the School District's 
School Concurrency Manual 

LEE COUNTY SCHOOL DISTRICT'S SCHOOL CONCURRENCY ANALYSIS

CPA impacts in South CSA, sub area S3

Source:  Lee County School District, September 8, 2018 letter

Student Generation Rates

West of Bonita Grande Drive, north of Terry Street
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April 8, 2020 
 
Lee County Public Utilities – Solid Waste Division 
Attn:  Ms. Brigitte Kantor, Manager 
P.O. Box 398 
Fort Myers, FL  33902-0398 
 
 
Subject: Request for Solid Waste Letter of Availability for Future Mixed-Use Planned Development  
 
Dear Ms. Kantor: 
 
This letter is requesting service availability for a proposed mixed-use planned development named Saphira located 
in Bonita Springs, Florida.  The subject property of 328 +/- acres is located approximately 3 miles north of the E. 
Terry Street and Bonita Grande Drive; east of I-75; and west of the Bonita Grande Mine.  Please see the attached 
Location Map for reference. 
 
RWA, representing 3HWA Land Holdings, LLC, will be submitting a Comprehensive Plan Amendment application, 
requesting the City of Bonita Springs create a new Future Land Use category that would allow development of the 
subject property for a maximum of 700 dwelling units and approximately 55,000 SF of neighborhood commercial 
uses. 
 
Since this project falls within the Lee County Solid Waste Division’s service area, we are asking that you provide 
written confirmation that there is or will be sufficient service availability to this future mixed-use development. 
Please note that as development proceeds, concurrency reviews will occur and any applicable impact fees will be 
paid to offset any additional project related demand to your service. 
 
Thank you for your assistance and should you have any questions or concerns, please do not hesitate to contact 
me at (239) 597-0575. 
 
 
Sincerely, 
RWA, Inc. 
 
 
 
Kenrick Gallander, AICP 
Director of Planning 
 
Attachment: Location Map 

http://www.consult-rwa.com/
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April 9, 2020 
 
Mr. Kenrick Gallander, AICP  
Director of Planning 
RWA Engineering 
 
 
SUBJECT:    Your  Request for Solid Waste Letter of Availability  

Future Mixed-Use Planned Development – Saphira Bonita Springs 
 

Dear Sir, 
the Lee County Solid Waste Division is capable of providing solid waste collection 
service for the proposed mixed use development known as Saphira development 
in Bonita Springs through our franchised hauling contractors.  Disposal of the solid 
waste generated from the approx.  700 dwelling units and approx.  55,000 SF of 

neighborhood commercial uses will be accomplished at the Lee County Resource 
Recovery Facility and the Lee-Hendry Regional Landfill.  Plans have been made, 
allowing for growth, to maintain long-term disposal capacity at these facilities. 
 
Solid Waste Ordinance (11-27) defines those residential dwelling units that are eligible to 
receive curbside residential collection service and requirements for those as multi-family 
and/or commercial dwellings.  It further establishes that Property Owners will be 
responsible for all future applicable solid waste assessments and fees.  
 
If you have any questions, please call me at (239) 533-8000. 

 
Sincerely, 
 

Brigitte Kantor 
 
Brigitte Kantor 
Public Utilities Manager 
Solid Waste Division 
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INTRODUCTION  
 
An environmental assessment was conducted on Saphira (Project) to document existing land uses 
and vegetative cover; document the presence of state jurisdictional wetlands; research potential 
utilization by wildlife and plant species listed by the Florida Fish and Wildlife Conservation 
Commission (FWCC), the Florida Department of Agriculture and Consumer Services (FDACS), 
and the U.S. Fish and Wildlife Services (USFWS) as threatened, endangered, or species of special 
concern; and document listed species utilization within the Project site. The assessment included 
field surveys to map vegetation communities, an office review of agency records for documented 
occurrences of listed species on the property, and field surveys to document listed species 
utilization within the Project. This report summarizes the results of the environmental assessment.
  
The Project totals 328.16± acres and is located in Sections 7, 18, and 19; Township 47 South; 
Range 26 East; Lee County (Figure 1). More specifically, the site is bordered to the east by Bonita 
Grande Aggregates, to the west by single-family, residential communities and an age 55+ mobile 
home resort, to the south by urban development and citrus farms, and to the north by undeveloped 
land. In addition, agricultural land exists between the northern and southern portion of the site  
(Exhibit A).    
 
 
LAND USES AND VEGETATION ASSOCIATIONS 
 
The vegetation mapping for the Project was conducted by Passarella & Associates, Inc (PAI) using 
2019 rectified color aerials. Groundtruthing to map the vegetative communities was conducted on 
March 5 and 6, 2020 utilizing the Florida Land Use, Cover and Forms Classification System 
(FLUCFCS) Levels III and IV (Florida Department of Transportation 1999). Level IV FLUCFCS 
was utilized to denote disturbance. To identify levels of exotic infestation (i.e., Brazilian pepper 
(Schinus terebinthifolius)), “E” codes were used. AutoCAD Map 3D 2017 software was used to 
determine the acreage of each mapping area, produce summaries, and generate the FLUCFCS and 
wetlands map (Exhibit B). An aerial photograph of the property with an overlay of the FLUCFCS 
and wetlands map is provided as Exhibit C. 
 
A total of 16 vegetative associations and land uses (i.e., FLUCFCS codes) were identified within 
the Project site. The site consists primarily of non-indigenous land use types including improved 
pasture, field crops (i.e., hayfields), mixed exotic vegetation, ditches and swales, man-made ponds, 
berms, and disturbed land; however, the site contains a minor amount of native wetlands, including 
willow (Salix sp.) and cypress (Taxodium sp.), within moderate to high levels of exotic vegetation.  
A summary of the FLUCFCS codes with acreage breakdown and description of each FLUCFCS 
code is presented in Exhibit D. No rare or unique uplands were identified within the Project site.  
 
 
SOILS 
 
The soils for the property, per the Natural Resources Conservation Service (formerly the Soil 
Conservation Service), are shown on Exhibit E. A brief description for each soil type per the Soil 
Survey of Lee County, Florida (U.S. Department of Agriculture 1984) is presented in Exhibit F. 



REVIEWED BY

DRAWN BY

REVISED

DATE

DATE

DATE

II MM PP EE RR II AA LL PP KK WW YY
AALL

EESS SSAANN DD RR II AA CCIIRR

VVI I
AA

CCOO
CCO O

NNUU
TT

P PO O
I IN N

T T

VV II AA

VV II LL LL AAGGII OO

SSPP RR II NN GG RR UU NN BB LL VVDD

T TH H
RREE

EE OOAAKK
SS

P PKK
WWYY

VV IILLLLAA GGEE WW AA LLKK
CC II RR

KKEE NN TT UUCCKKYY SS TT

CC OOUUNNTTRRYY
CC LL UU BB

DD RR

W ILLIAMS RDW ILLIAMS RD

SS OO UU TTHHAA MM PP TT O O

NNDDRR

PPEENN NNY Y
R RO O

Y YA A
L L

DDRR

7T
H 

ST
7T

H 
ST

FF OO XX RR II DDGGEE DD RR

LIM
E S

T
LIM

E S
T

LIL
AC

 C
T

LIL
AC

 C
T

1S
T S

T
1S

T S
T

4T
H 

ST
4T

H 
ST

11
TH

 ST
11

TH
 STD DI I
V VO O

TT DD RR

CO
RZ

IN
E R

D
CO

RZ
IN

E R
D

AR
RO

YA
L R

D
AR

RO
YA

L R
D

C COO

LL OO NN YY RRDD

PIN
E A

VE
PIN

E A
VE

SYLVAN R DSYLVAN R DDEW EY RDDEW EY RD

T TR R
O OSS

T T
B BL L

V VD D

WI
ND

SO
R 

RD
WI

ND
SO

R 
RD

KE
NT

 RD
KE

NT
 RD

BU
SY

 B
EE

 D
R

BU
SY

 B
EE

 D
R

CL
AI

RE
 ST

CL
AI

RE
 ST

RE
D 

RO
BI

N 
DR

RE
D 

RO
BI

N 
DR

RO
DA

S D
R

RO
DA

S D
R

DIE
TZ

 D
R

DIE
TZ

 D
R

TOW ER RDTOW ER RD

LL YYDDEE NN DD RR

SUN DEW  LNSUN DEW  LN

TREASURE CAY L NTREASURE CAY L N

OLD 41 RD

OLD 41 RD

CC OO CC KK LL EE SS HH EE LL LL DD RR

WE
LL

FIE
LD

 R
D

WE
LL

FIE
LD

 R
D

SHANGRI-LA RD
SHANGRI-LA RD

LU
CI

 D
R

LU
CI

 D
R

MORIAH LN

MORIAH LN

HARREL L AVEHARREL L AVE
DEAN STDEAN ST

KKNNOOLL LL VV II EE WW BB LLVV DD

SS OO UU TT HHEE RR NN PP II NN EE SS DD RR

MO
RT

ON
 AV

E
MO

RT
ON

 AV
E

CC

LLAARRK K
S ST T

OONN DDRR

PA
RA

DI
SE

 R
D

PA
RA

DI
SE

 R
D

PP EE NN NN SS YY LL VV AA NN II AA AAVV EE

BB II GG
LL OO UU

RR DD

W  TERRY STW  TERRY ST

S ST T
I IL L

L LW W
E EL L

L L
P PK K

W W
Y Y

BO
NI

TA
 G

RA
ND

E D
R

BO
NI

TA
 G

RA
ND

E D
R

SAND RDSAND RD

VIN
CE

NT
 R

D
VIN

CE
NT

 R
D

STRIKE LNSTRIKE LN

PO
OR

 M
AN

S P
AS

S R
D

PO
OR

 M
AN

S P
AS

S R
D

E TERRY STE TERRY ST

CC OO PP PP EER R
LLEE

A AF F
BBLLVVDD

OOAAKKWW IILL DD EE BBLLVV
DD

BONITA BEACH RD SEBONITA BEACH RD SE

CC OO CC OO NN UU TT RR DD

(/41

;3
EXIT116

§̈¦75

Gulf 
of 

Mexico

KERI RDJO
EL

B
LV

D

V

E TERANS PKWY

TR
EE

LI
NE

AV
E

LEE BLVD

CAPTI VA DR

ALICORD

ESTE

R OBLVD

SUMMERLI

N
RD

STRIN
G

FELLO
W

RD

OIL WELL RD

CORKSCREW RD

EV
ER

G
LA

D
ES

 B
LV

D

¿À80

¿À850

¿À82

¿À951

¿À78

¿À29

¿À846

(/41

§̈¦75
C O L L I E RC O L L I E R

H E N D R YH E N D R Y

L E EL E E

^^^

^

^

^

^

^

^

^^

^

^^

^

^

MIAMI

TAMPA

NAPLES

ORLANDO

KEY WEST

SARASOTA

PENSACOLA

FORT MYERS

VERO BEACH

LAKE PLACID

PANAMA CITY

GAINESVILLE

TALLAHASSEE JACKSONVILLE

DAYTONA BEACH

FORT LAUDERDALE

¶

PROJECT LOCATION
SEC 7, 18, 19, TWP 47 S, RNG 26 E

FIGURE 1. PROJECT LOCATION MAP R.F./T.S.
S.J.

4/9/20
4/9/20SAPHIRA



















































































2



3 

JURISDICTIONAL WETLANDS 
 
The jurisdictional wetlands and “other surface waters” (OSWs) by FLUCFCS code are 
summarized in Table 1. South Florida Water Management District (SFWMD) jurisdictional 
wetlands constitute a total 4.08± acres, or approximately 1.2 percent of the Project site.  SFWMD 
jurisdictional OSWs constitute a total of 20.63± acres, or approximately 6.3 percent of the Project 
site. 
 
Table 1. SFWMD Wetland and OSW Acreages by FLUCFCS Code 
 
FLUCFCS 

Code Description Acreage 

Wetlands 
6189 E2 Willow, Disturbed (25-49% Exotics) 1.29 
6219 E2 Cypress, Disturbed (25-49% Exotics) 1.31 
6219 E3 Cypress, Disturbed (50-75% Exotics) 1.48 

Wetlands Total 4.08 
OSWs 

514 Ditch/Swale 18.47 
525 Cow Pond 1.43 
742 Borrow Area 0.73 

OSWs Total 20.63 
 
The prominent wetland feature consists of Cypress, Disturbed (FLUCFCS Code 6219 E2 and E3) 
located along the eastern property boundary. A U.S. Geological Survey Quadrangle Map is 
provided as Exhibit G. This map shows the location of some of the wetland systems within the 
Project. 
 
 
LISTED SPECIES 
 
Listed wildlife species as listed by the FWCC and the USFWS (FWCC 2018) that have the 
potential to occur on the Project site are listed in Table 2. Listed plant species as listed by the 
FDACS and the USFWS (FDACS Chapter 5B-40) that have the potential to occur on the Project 
site are listed in Table 3. Information used in assessing the potential occurrence of these species 
included the City of Bonita Springs Land Development Code, Field Guide to the Rare Plants of 
Florida (Chafin 2000), Atlas of Florida Vascular Plants (Wunderlin 2004), and professional 
experience and knowledge of the geographic region. In addition, FWCC and USFWS records for 
documented listed species were reviewed for listed species records on or adjacent to the property 
(Exhibit H). 
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Table 2. Listed Wildlife Species That Could Potentially Occur Within the Project 
 

Common Name Scientific Name 
Designated 

Status Potential Habitats 
(FLUCFCS Code) 

FWCC USFWS 
Amphibian and Reptiles 

American alligator Alligator mississippiensis FT (S/A) FT (S/A) 514, 525, 6189, 
6219, 742 

Eastern indigo snake Drymarchon corais 
couperi FT FT 740, 747 

Gopher frog Lithobates capito   6219 
Gopher tortoise Gopherus polyphemus ST * 740, 743, 747 

Birds 
Crested caracara Caracara cheriway FT FT 211, 215, 740, 747 

Everglade snail kite Rostrhamus sociabilis 
plumbeus  FE FE 514, 525, 742 

Florida burrowing owl Athene cunicularia 
floridana ST - 211, 740, 747 

Florida sandhill crane Grus canadensis 
pratensis ST - 211, 215, 740 

Least tern Sterna antillarum ST FE 514, 525, 742 

Limpkin Aramus guarauna ** - 514, 525, 6189, 
6219, 742 

Little blue heron Egretta caerulea ST - 514, 525, 6189, 
6219, 742 

Reddish egret Egretta rufescens ST - 514, 525, 742 
Roseate spoonbill Ajaia ajaja ST - 514, 525, 742 

Snowy egret Egretta thula ** - 514, 525, 6189, 
6219, 742 

Southeastern American 
kestrel Falco sparverius paulus ST - 211, 215, 740 

Tri-colored heron Egretta tricolor ST - 514, 525, 6189, 
6219, 742 

Wood stork Mycteria americana FT FT 514, 525, 6189, 
6219, 742 

Mammals 
Big Cypress fox squirrel Sciurus niger avicennia ST - 6219 

Everglades mink Mustela vison 
evergladensis ST - 514, 525, 6189, 

6219, 742 

Florida black bear Ursus americanus 
floridanus ** - 6219 

Florida bonneted bat Eumops floridanus FE FE 6219 
Florida panther Puma concolor coryi FE FE 211, 215, 439, 6219 
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Table 2.  (Continued) 
 
FWCC – Florida Fish and Wildlife Conservation Commission  
USFWS – U.S. Fish and Wildlife Service 
FE – Federally Endangered 
FT – Federally Threatened  
FT (S/A) – Federally Threatened due to similar appearance to the American crocodile (Crocodylus acutus) 
ST – State Threatened 
*The gopher tortoise is currently listed as a candidate species by the USFWS. 
**No longer listed by the FWCC; however, certain protection measures still apply. 
 
Table 3. Listed Plant Species That Could Potentially Occur Within the Project 
 

Common Name Scientific Name 
Designated Status Potential Location 

(FLUCFCS Code) FDACS USFWS 
Cardinal airplant Tillandsia fasciculata E - 6219 
Giant wild pine Tillandsia utriculata E - 6219 
Pine pink orchid Bletia purpurea T - 740 
Twisted airplant Tillandsia flexuosa T - 6219 
Butterfly orchid Encyclia tampensis CE - 6219 

 
FDACS – Florida Department of Agriculture and Consumer Services 
USFWS – U.S. Fish and Wildlife Service 
CE – Commercially Exploited 
E – Endangered 
T – Threatened 
 
American Alligator (Alligator mississippiensis)  
The American alligator could potentially occur within the ditches, ponds, and wetlands within the 
site. 
 
Eastern Indigo Snake (Drymarchon corais couperi)  
The Eastern indigo snake could potentially occur within the berms and disturbed land on the 
Project site. The Eastern indigo snake is typically found in association with populations of gopher 
tortoise (Gopherus polyphemus). 
 
Gopher Frog (Lithobates capito) 
Potential habitat for the gopher frog on the Project site includes cypress areas. 
 
Gopher Tortoise (Gopherus polyphemus)  
Potential habitat for gopher tortoise on the Project site includes disturbed land, spoil areas, and 
berms. 
 
Crested Caracara (Caracara cheriway)  
Potential foraging habitat for the crested caracara on the Project site includes improved pasture, 
field crops (i.e., hayfields), disturbed land, and berms. Its primary habitat in Florida is the native 
prairie with associated marshes, cabbage palm, and cabbage palm/live oak hammocks (Rodgers et 
al. 1996).  



6 

Florida Burrowing Owl (Athene cunicularia floridana) 
Potential burrowing owl habitat exists within the improved pasture, disturbed land, and berm land 
uses on the Project site.  
 
Florida Sandhill Crane (Grus canadensis pratensis) 
Potential foraging habitat for the Florida sandhill crane may exist within the Project’s improved 
pasture, field crops (i.e., hayfields), and disturbed land. Preferred sandhill crane habitat includes 
prairies and shallow marshes dominated by pickerelweed (Pontederia cordata) and maidencane 
(Panicum hemitomon). 
 
Least Tern (Sterna antillarum) 
Potential foraging habitat for the least tern includes ditches and ponds.  
 
Limpkin (Aramus guarauna) 
Potential foraging habitat for the limpkin on the Project site may include ditches, ponds, willow, 
and cypress areas. Preferred limpkin habitat includes shallows along rivers, streams, lakes and 
marshes, swamps, and sloughs. 
 
Little Blue Heron (Egretta caerulea), Snowy Egret (Egretta thula) and Tri-Colored Heron (Egretta 
tricolor) 
Potential foraging habitat for state-listed wading birds within the Project site includes the forested 
wetlands, as well as ditches and ponds. 
 
Reddish Egret (Egretta rufescens) 
Potential foraging habitat for the reddish egret within the Project site includes ditches and ponds. 
 
Roseate Spoonbill (Ajaia ajaja) 
Potential habitat for the roseate spoonbill on the Project site includes ditches and ponds. 
 
Everglade Snail Kite (Rostrhamus sociabilis plumbeus) 
Potential foraging habitat for the Everglade snail kite includes ditches and ponds.  
 
Southeastern American Kestrel (Falco sparverius paulus) 
Potential foraging habitat for the Southeastern American kestrel on the Project site may exist 
within the improved pasture, field crops (i.e., hayfields), and disturbed lands.  Since 1980, 
observations of Southeastern American kestrel in Florida have occurred primarily in sandhill or 
sand pine scrub areas of North and Central Florida (Rodgers et al. 1996). 
 
Wood Stork (Mycteria americana) 
Potential wood stork foraging habitat within the Project site includes forested wetlands, as well as 
ditches and ponds.  Almost any wetland depression where fish tend to become concentrated, either 
through local reproduction by fishes or as a consequence of area drying, may be good for feeding 
habitat (Rodgers et al. 1996). 
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Big Cypress Fox Squirrel (Sciurus niger avicennia) 
Potential nesting and foraging habitat for the Big Cypress fox squirrel on the Project site includes 
cypress and disturbed land.  Dense interiors of mixed cypress-hardwood strands seem to be 
avoided by fox squirrels (Moler 1992). 
 
Everglades Mink (Neovison vison evergladensis) 
The Everglades mink inhabits South Florida and in particular the shallow freshwater marshes of 
the Everglades and Big Cypress Swamp region.  Most sightings and specimens have come from 
either Collier or Dade County, but the Everglades mink presumably inhabits Northern and Eastern 
Monroe County as well (Humphrey 1992).  The Everglades mink is listed as a protected species 
by Lee County and potentially could utilize the ditches, ponds, and wetland habitats on the Project 
site. 
 
Florida Black Bear (Ursus americanus floridanus) 
Potential habitat for the Florida black bear includes the cypress habitats on the Project site. 
 
Florida Bonneted Bat (Eumops floridanus) 
Florida bonneted bats could potentially roost within the forested wetland habitats on the Project 
site, and/or forage over the herbaceous wetlands and open water areas.  The Florida bonneted bat 
is known to occur in cities and forested areas on both the east and west coasts of South Florida 
from Charlotte County to Palm Beach County (Marks and Marks 2006; Humphrey 1992).   
 
Florida Panther (Puma concolor coryi) 
Potential habitat for the Florida panther on the Project site includes improved pastures, field crops 
(i.e., hayfields), mixed exotic vegetation, and cypress.  
 
A City of Bonita Springs protected species survey was conducted on the Project site on March 13, 
2020. During the survey, two American alligators, two crested caracara, and one wood stork were 
observed. In addition, five crested caracara were observed on the Project site during additional 
field observations conducted on the Project site on April 1, 2020.  The crested caracara and wood 
stork are listed as threatened by the U.S. Fish and Wildlife Service, and the American alligator is 
listed as threatened due to similar appearance to the American crocodile (Crocodylus acutus).   
Although not listed as protected by the City of Bonita Springs, four cardinal airplants (Tillandsia 
fasciculata) and one Northern needleleaf airplant (Tillandsia balbisiana) were also documented on 
the eastern portion of the site during the March 13, 2020 protected species survey. The cardinal 
airplant and Northern needleleaf are listed as endangered and threatened by the FDACS, 
respectively. 
   
A summary of the listed wildlife species and listed plant species observed and documented within 
the Project are provided in Tables 4 and 5, respectively. The locations of the observed listed species 
are depicted in Exhibit I.  
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Table 4. Listed Wildlife Species Observed Within the Project 
 

Common Name Scientific Name Designated Status Observed Location 
(FLUCFCS Code) FWCC USFWS 

Amphibians and Reptiles 
American alligator Alligator mississippiensis FT (S/A) FT (S/A) 514 

Birds 
Crested caracara Caracara cheriway FT FT 211 
Wood stork  Mycteria americana FT FT 514 

 
FWCC – Florida Fish and Wildlife Conservation Commission 
USFWS – U.S. Fish and Wildlife Service 
FT – Federally Threatened 
(S/A) – Threatened due to similar appearance to the American crocodile 
 
Table 5. Listed Plant Species Observed Within the Project 
 

Common Name Scientific Name Designated Status Observed Location 
(FLUCFCS Code) FDACS USFWS 

Cardinal airplant Tillandsia fasciculata E - 6219 
Northern needleleaf airplant Tillandsia balbisiana T - 6219 

 
FDACS – Florida Department of Agriculture and Consumer Services 
USFWS – U.S. Fish and Wildlife Service 
E – Endangered 
T – Threatened 
 
 
SUMMARY 
 
A total of 16 vegetative associations and land uses (i.e., FLUCFCS codes) were identified within 
the Project site. No rare or unique uplands were identified on the Project site. SFWMD 
jurisdictional wetlands constitute a total of 4.08± acres, or approximately 1.2 percent of the Project 
site. The prominent wetland feature consists of disturbed cypress areas along the eastern property 
boundary.  SFWMD OSWs constitute 20.63± acres or 6.3 percent of the Project site and are 
comprised primarily of man-made ponds and ditches. 
 
A City of Bonita Springs protected species survey was conducted on the Project site on March 13, 
2020. During the survey, two American alligators, two crested caracara, and one wood stork were 
observed. In addition, five crested caracara were observed on the Project site during other 
fieldwork conducted on April 1, 2020.  The crested caracara and wood stork are listed as threatened 
by the USFWS, and the American alligator is listed as threatened due to similar appearance to the 
American crocodile. Although not listed as protected by the City of Bonita Springs, four cardinal 
airplants and one Northern needleleaf airplant were also documented on the eastern portion of the 
site during the March 13, 2020 protected species survey. The cardinal airplant and Northern 
needleleaf are listed as endangered and threatened by FDACS, respectively.  
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SAPHIRA 
EXISTING LAND USE AND COVER SUMMARY TABLE AND 

FLUCFCS DESCRIPTIONS 
 

April 2020 
 
 
The following table summarizes the Florida Land Use, Cover and Forms Classification System 
(FLUCFCS) codes and provides an acreage breakdown of the habitat types found on Saphira 
(Project), while a description of each of the FLUCFCS classifications follows. 
 
Table 1. Existing Land Use and Cover Summary 
  
FLUCFCS 

Code Description Acreage Percent 
of Total 

110 Single-Family Residential 1.77 0.5 
205 Agricultural Support Operations 6.27 1.9 
211 Improved Pasture 112.35 34.2 
215 Field Crops 68.79 21.0 
422 Brazilian Pepper 0.61 0.2 
439 Mixed Exotics 66.28 20.2 
514 Ditch/Swale 18.47 5.6 
525 Cow Pond 1.43 0.4 
6189 E2 Willow, Disturbed (25-49% Exotics) 1.29 0.4 
6219 E2 Cypress, Disturbed (25-49% Exotics) 1.31 0.4 
6219 E3 Cypress, Disturbed (50-75% Exotics) 1.48 0.5 
740 Disturbed Land 30.70 9.4 
742 Borrow Area 0.73 0.2 
743 Spoil Area 0.08 <0.1 
747 Berm 11.51 3.5 
814 Roads 5.09 1.6 

Total 328.16 100.0 
 
Single-Family Residential 
This land use occupies 1.77± acres or 0.5 percent of the property and includes a single-family 
residential home. 
 
Agricultural Support Operations (FLUCFCS Code 205) 
This land use occupies 6.27± acres or 1.9 percent of the property and includes an agricultural 
maintenance facility. The canopy and sub-canopy of this habitat type are open. The ground cover 
includes bahiagrass (Paspalum notatum), common ragweed (Ambrosia artemisiifolia), Southern 
carpetgrass (Axonopus fissifolius), and spermacoce (Spermacoce verticillata). 
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Improved Pasture (FLUCFCS Code 211) 
This land cover occupies 112.35± acres or 34.2 percent of the property. The canopy includes 
widely scattered Java plum (Syzygium cumini) and earleaf acacia (Acacia auriculiformis), and 
scattered cabbage palm (Sabal palmetto) and live oak (Quercus virginiana). The sub-canopy 
contains widely scattered Brazilian pepper (Schinus terebinthifolius). The ground cover is 
comprised of spermacoce, tropical soda apple (Solanum viarum), thistle (Cirsium sp.), common 
ragweed, bahiagrass, smutgrass (Sporobolus indicus), widely scattered water pennywort 
(Hydrocotyle umbellata), cogongrass (Imperata cylindrica), and dog fennel (Eupatorium 
capillifolium). 
 
Field Crops (FLUCFCS Code 215) 
This land use occupies 68.79± acres or 21.0 percent of the property and includes a field that is 
actively being harvested for hay. The canopy and sub-canopy are both open. The ground cover 
includes hay and bahiagrass.  
 
Brazilian Pepper (FLUCFCS Code 422) 
This land cover occupies 0.61± acre or 0.2 percent of the property. The canopy and sub-canopy 
are dominated by Brazilian pepper. The ground cover is open. 
 
Mixed Exotics (FLUCFCS Code 439) 
This land cover occupies 66.28± acres or 20.2 percent of the property. The canopy and sub-canopy 
of this habitat type are comprised of Brazilian pepper, Java plum, earleaf acacia, and scattered 
Carolina willow (Salix caroliniana). The ground cover is open.  
 
Ditch/Swale (FLUCFCS Code 514) 
Ditches/swales occupy 18.47± acres or 5.6 percent of the property. The canopy of this land use 
type is mainly open with Brazilian pepper along the edges. The sub-canopy is comprised of 
scattered Brazilian pepper, widely scattered wax myrtle (Morella cerifera), and willow. The 
ground cover contains West Indian marsh grass (Hymenachne amplexicaulis), dotted smartweed 
(Persicaria punctata), spikerush (Eleocharis interstincta), and flatsedge (Cyperus sp.). 
 
Cow Pond (FLUCFCS Code 525) 
This land cover occupies 1.43± acre or 0.4 percent of the property. The canopy and sub-canopy of 
this habitat type are open. The ground cover consists of West Indian marsh grass, scattered dotted 
smartweed, and water pennywort. 
 
Willow, Disturbed (25-49% Exotics) (FLUCFCS Code 6189 E2) 
This wetland community occupies 1.29± acres or 0.4 percent of the property. The canopy of this 
vegetative community includes Carolina willow, scattered Java plum, and widely scattered 
Brazilian pepper. The sub-canopy contains willow. The ground cover is open. 
 
Cypress, Disturbed (25-49% Exotics) (FLUCFCS Code 6219 E2) 
This wetland community occupies 1.31± acres or 0.4 percent of the property. The canopy of this 
habitat type includes bald cypress (Taxodium distichum), scattered Java plum, widely scattered 
slash pine (Pinus elliottii), and widely scattered cabbage palm. The sub-canopy consists of bald 
cypress, myrsine (Myrsine cubana), cocoplum (Chrysobalanus icaco), dahoon holly (Ilex cassine), 
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scattered Brazilian pepper, and Java plum. The ground cover is dominated by swamp fern 
(Telmatoblechnum serrulatum) and caesarweed (Urena lobata). 
 
Cypress, Disturbed (50-75% Exotics) (FLUCFCS Code 6219 E3) 
This wetland community occupies 1.48± acres or 0.5 percent of the property. The vegetative 
composition of this habitat type is similar to FLUCFCS Code 6219 E2, except with higher 
concentrations of Java plum in the canopy and sub-canopy. 
 
Disturbed Land (FLUCFCS Code 740) 
This land cover occupies 30.70± acres or 9.4 percent of the property. The canopy of this habitat 
type includes earleaf acacia, widely scattered slash pine, scattered cabbage palm, and widely 
scattered oak (Quercus sp.). The sub-canopy contains earleaf acacia, Brazilian pepper, cabbage 
palm, and slash pine. The ground cover is comprised of caesarweed, spermacoce, dog fennel, and 
broomsedge (Andropogon virginicus). 
 
Borrow Area 
This land use occupies 0.73± acre or 0.2 percent of the property and consists of open water. 
 
Spoil Area (FLUCFCS Code 743) 
This land use type occupies 0.08± acre or less than 0.1 percent of the property. The canopy and 
sub-canopy of this land use type are open. The ground cover includes caesarweed and dog fennel. 
 
Berm (FLUCFCS Code 747) 
Berms occupy 11.51± acres or 3.5 percent of the property. The canopy of this land use type is 
primarily open with scattered Java plum. The sub-canopy includes scattered Brazilian pepper. The 
ground cover is comprised of spermacoce, bahiagrass, dog fennel, Bermuda grass (Cynodon 
dactylon), and Mexican clover (Richardia brasiliensis). 
 
Roads (FLUCFCS Code 814) 
Roads occupy 5.09± acres or 1.6 percent of the property.  
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Soil Unit Description
6 HALLANDALE FINE SAND
13 BOCA FINE SAND
26 PINEDA FINE SAND
33 OLDSMAR SAND
34 MALABAR FINE SAND
42 WABASSO SAND, LIMESTONE SUBSTRATUM
45 COPELAND SANDY LOAM, DEPRESSIONAL
51 FLORIDANA SAND, DEPRESSIONAL
74 BOCA FINE SAND, SLOUGH
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SAPHIRA 
SOILS SUMMARY TABLE AND DESCRIPTIONS 

 
April 2020 

 
 
Table 1.  Soils Listed by the Natural Resources Conservation Service on the Project 
 

Soil Unit Description Hydric 
6 Hallandale Fine Sand No 
13 Boca Fine Sand No 
26 Pineda Fine Sand Yes 
33 Oldsmar Fine Sand No 
34 Malabar Fine Sand Yes 
42 Wabasso Sand; Limestone Substratum No 
45 Copeland Sandy Loan; Depressional Yes 
51 Floridana Sand; Depressional Yes 
74 Boca Fine Sand; Slough Yes 

 
6 – Hallandale Fine Sand 
This is a nearly level, poorly drained soil on low, broad flatwoods areas. Slopes are smooth and 
range from 0 to 2 percent. Typically, the surface layer is gray fine sand about 2 inches thick. The 
subsurface layer is light gray fine sand about 5 inches thick. The substratum is very pale brown 
find sand about 5 inches thick. At a depth of 12 inches is fractured limestone bedrock that has 
solution holes extending to a depth of 25 inches. These solution holes contain mildly alkaline, 
loamy material. In most years, under natural conditions, the water table is less than 10 inches below 
the surface for 1 to 3 months. It recedes below the limestone for about 7 months.  
 
13 – Boca Fine Sand 
This is a nearly level, poorly drained soil on flatwoods. Slopes are smooth and range from 0 to 2 
percent. Typically, the surface layer is gray find sand about 3 inches thick. The subsurface layer is 
fine sand about 22 inches thick. The upper 11 inches is light gray and the lower 11 inches is very 
pale brown. The subsoil, about 5 inches thick is a gray fine sandy loan with brownish yellow 
mottles and calcareous nodules. At a depth of 30 inches is a layer of fractured limestone. In most 
years, under natural conditions, the water table is within 10 inches of the surface for 2 to 4 months. 
It recedes below the limestone for about 6 months. 
 
26 – Pineda Fine Sand 
This is a nearly level, poorly drained soil on sloughs.  Slopes are smooth to slightly concave and 
range from 0 to 1 percent. Typically, the surface layer is black fine sand about 1 inch thick.  The 
subsurface layer is very pale brown fine sand about 4 inches thick. The upper part of the subsoil is 
brownish yellow fine sand about 8 inches thick. The next 10 inches is strong brown fine sand. The 
next 6 inches is yellowish brown fine sand.  The next 7 inches is light gray fine sand with brownish 
yellow mottles. The lower part of the subsoil is light brownish gray fine sandy loam with light 
gray sandy intrusions about 18 inches thick. The substratum is light gray fine sand to a depth of 
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80 inches or more. In most years, under natural conditions, the water table is within 10 inches of 
the surface for 2 to 4 months.  It is 10 to 40 inches below the surface for more than 6 months, and 
it recedes to more than 40 inches below the surface during extended dry periods. During periods 
of high rainfall, the soil is covered by a shallow layer of slowly moving water for periods of about 
7 to 30 days or more. 
 
33 – Oldsmar Sand   
This is a nearly level, poorly drained soil on low, broad flatwoods areas. Slopes are smooth to 
slightly convex and range from 0 to 2 percent. Typically, the surface layer is black sand about 3 
inches thick. The subsurface layer is gray and light gray sand about 39 inches thick.  The upper 
part of the subsoil is very dark gray sand about 5 inches thick. The lower part of the subsoil is 
yellowish brown and mixed light brownish gray and brown fine sandy loam about 11 inches thick. 
Pale brown sand extends to a depth of 80 inches or more. In most years, under natural conditions, 
the water table is at a depth of less than 10 inches for 1 to 3 months.  It is at a depth of 10 to 40 
inches for more than 6 months, and it recedes to a depth of more than 40 inches during extended 
dry periods. 
 
34 – Malabar Fine Sand 
This is a nearly level, poorly drained soil on sloughs. Slopes are smooth to concave and range from 
0 to 1 percent. Typically, the surface layer is dark gray fine sand about 5 inches thick. The next 12 
inches is light gray and very pale brown fine sand. With yellow mottles and a 9-inch layer of 
brownish yellow fine sand. The subsoil layer is gray loamy fine sand about 9 inches thick with 
large yellowish-brown mottles. The next 8 inches is gray fine sandy loam with large brownish 
yellow mottles. Below is light gray loamy fine sand with yellowing brown mottles to a depth of 
80 inches or more. Some areas in the central-southeastern part of the county have limestone at a 
depth of 70 to 80 inches. In most years, under normal conditions, the water table is at a depth of 
less than 10 inches for 2 to 4 months. It is at a depth of 10 to 40 inches for more than 6 months, 
and it recedes to a depth of more than 40 inches during extended dry periods. During periods of 
high rainfall, the soil is covered by a shallow layer of slowly moving water periods for about 7 to 
30 days or more. 
 
42 – Wabasso Sand; Limestone Substratum 
This is a nearly level, poorly drained soil on broad flatwoods. Slopes range from 0 to 2 percent. 
Typically, the surface layer is black sand about 3 inches thick. The subsurface layer is sand about 
16 inches thick. The upper 10 inches is gray and the lower 6 inches is light gray. The subsoil is 
about 32 inches thick. The upper 2 inches is dark brown sand that is well coated with organic 
matter. The next 2 inches is dark reddish-brown friable sand. The next 14 inches is brown loose 
sand with dark brown streaks along root channels. The lower 14 inches is light brownish gray, firm 
fine sandy loam with light olive brown mottles. A hard, fractured limestone ledge and boulders 
are at a depth of 51 inches. In most years, under natural conditions, the water table is within 10 
inches of the surface for 1 to 3 months. It is 10 to 40 inches below the surface for 2 to 4 months. 
It is below the limestone during extended dry periods.  
 
45 – Copeland Sandy Loam; Depressional 
This is a low, nearly level, very poorly drained soil in depressions. Slopes are concave and less 
than 1 percent. Typically, the surface layer is about 8 inches of very dark gray sandy loam. The 



F-3 

subsoil is very dark, gray sandy loam about 12 inches thick. It is underlain by 8 inches of light 
brownish gray sandy clay loam with soft calcium carbonate throughout. Fractured limestone 
bedrock is at a depth of 28 inches. Under normal conditions, the water table is above the surface 
for 3 to 6 months. It is 10 to 40 inches below the surface for about 3 to 6 months.  
 
51 – Floridana Sand; Depressional 
This is a nearly level, very poorly drained soil in depressions. Slopes are concave and less than 1 
percent. Typically, the surface layer is black sand about 22 inches thick. The subsurface layer is 
light brownish gray sand about 17 inches thick. The subsoil is olive gray fine sandy loam to a depth 
of 54 inches. Below the subsoil there is a light brownish gray sand with pockets of olive gray 
loamy sand. In most years, under natural conditions, the water table is above the surface for 3 to 6 
months. It is 10 to 40 inches below the surface during extended dry periods.  
 
74 – Boca Fine Sand; Slough 
This is a nearly level, poorly drained soil in sloughs. Slopes are smooth to slightly concave and 
range from 0 to 1 percent. Typically, the surface layer is grayish brown fine sand about 3 inches 
thick. The subsurface layer is light gray and very pale brown fine sand about 30 inches thick. The 
subsoil, about 5 inches thick, is gray sandy clay loam with yellowish brown and brownish yellow 
mottles. At a depth of about 38 inches is hard, fractured limestone bedrock with solution holes 
extending to 46 inches. In most years, under natural conditions, the water table is within 10 inches 
of the surface for 2 to 4 months. It is 10 to 40 inches below the surface for more than 4 months and 
recedes to a depth of more than high rainfall, so soil is covered by a shallow layer of slowly moving 
water for periods of about 7 days to 1 month or more. 
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Project: Saphira Residential Development 
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To Whom It May Concern: 

 

Our office has reviewed the above-referenced project and provided comments as part of a Due Diligence review in 

anticipation of state and federal permitting applications.  Please note that our comments may change if other 

information is presented for this project during the state or federal permitting process that indicates it may affect 
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that the project area be subjected to a cultural resource assessment survey. The resultant survey report should conform 
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agency in a timely fashion. 
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CONSULTANT SUMMARY 

In April 2020, the Archaeological & Historical Conservancy, Inc. (AHC) conducted a Phase I 
cultural resource assessment for 3HWA, LLC of the Saphira parcels. The parcels encompass ±360 
acres and are located one mile east of Interstate 75 north of Bonita Springs, Lee County, Florida. 
The parcels were surveyed to locate and assess any sites of archaeological and/or historical 
significance. 
 
This assessment was conducted to fulfill historic resource requirements in response to State of 
Florida Statutes Chapter 267 and Lee County historic preservation guidelines. The work and the 
report conform to the specifications set forth in Chapter 1A-46, Florida Administrative Code.  
 
The project parcels are located within Sections 18 and 19 in Township 47S, Range 26E (Figure 1). 
A site search with the Florida Division of Historic Resources determined no archaeological historic 
sites occur in the parcels or within one mile of the parcels.  
 
The parcels are vacant land, formerly pasture and farm fields. Overall, the parcels were determined 
to have a low probability for having archaeological sites. No structures occur on the parcels. 

A total of 83 shovel tests were dug across the parcel. Seventy-one were dug systematically at 100m 
intervals along 9 east-west transects and one north-south corridor. An additional 12 tests were dug 
judgmentally to supplement the low-probability testing. In all cases, shovel tests encountered intact 
culturally sterile sands over spodic soils, clay, or marl. All shovel tests were negative for cultural 
materials. 
 
It is the consultant’s opinion based on available data that no historic properties eligible for listing 
in the National Register of Historic Places (NRHP) will be affected by the proposed development 
of the project parcels. However, if cultural materials are uncovered during development the project 
archaeologist should be notified. In the event that human remains are uncovered, the provisions of 
Chapter 872.05, Florida Statutes, will apply. 
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PROJECT SETTING 

The Saphira parcels are located one mile east of Interstate 75 and approximately 2 miles 
north of Bonita Springs, Lee County, Florida, within Sections 18 and 19 in Township 47S, 
Range 26E. The parcels encompass approximately 360 acres and are bounded on all sides 
by agricultural fields, cattle range and scattered residential properties (Figure 1). The 
relevant USGS map is Bonita Springs. 
 
The 1870 plat map indicates the parcel area was characterized by cypress forest and pine 
flatwoods (Figure 2). In the 1944 Copeland map (Figure 3) woods trails are depicted 
traversing the parcels. The parcels and much of the surrounding land were cleared by 1958 
and used as cattle range and subsequently as agricultural fields (Figure 5). 
 
The immediate area is moderately elevated (10-15 feet, NGVD) and vegetated in slash 
pine/saw palmetto flatwoods with grassy marshes, cypress strands, and ponds. The parcels 
are currently vacant land heavily impacted by disturbances from agriculture. No structures 
occur on the parcels. 
 
The geology of the area is characterized by tan and gray sand surfacial zones overlying a 
dense brown sand spodic horizon (often referred to as “hardpan”).  This formation is a 
stratum of organic leached sand. Occasionally, harder “nuggets” or nodules of an iron oxide 
precipitate are found in this zone. 
 
Soils present on the project parcels include: Boca fine sand, 0-2 percent slopes; Pineda fine 
sand- Urban land complex, 0-2 percent slopes; Oldsmar sand-Urban land, 0-2 percent 
slopes; Oldsmar sand, 0-2 percent slopes; Malabar fine sand-Urban land complex, 0-2 
percent slopes; Wabasso sand, limestone substratum-Urban land complex 0-2 percent 
slopes; Boca fine sand, 0-1 percent slopes; Boca fine sand-urban complex, 0-2 percent 
slopes; Floridana sand, frequently flooded, 0-2 percent slopes; Pineda-Pineda fine sand-
Urban complex, 0-2 percent slopes; Malabar fine sand, 0-2 percent slopes; Copeland fine 
sandy loam, frequently ponded, 0-1 percent slopes; and Wabasso sand, limestone 
substratum, 0-2 percent slopes (U.S. Geological Survey website 2020). 
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            Figure 7. Project parcel looking south from Shovel Test 67. 
 

 

 
 
            Figure 8. Project parcel look southeast from Shovel Test 52. 
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PREVIOUS RESEARCH 

Southwest Florida has been a focus of archaeological investigations since the 1880s, 
although much of the early work was directed toward the recovery of museum quality 
artifacts rather than understanding cultural processes. Griffin (1988:48-50) discussed some 
of the very early references to archaeological sites in South Florida. He noted that these 
early reports were mostly casual observations, and few appear to refer to southwest Florida, 
but rather refer to the southeast and Key West areas. 

Kenworthy’s (1883) informal report on shell mounds and ancient canals was one of the 
first reports on southwest Florida archaeological sites. At about the same time as 
Kenworthy’s investigations, Simons (1884) gave a narrative account of some of the very 
large coastal shell middens, and Douglass (1885) provided further information about 
prehistoric canals (although he did not accept that they were prehistoric). One account 
described a canal near Gordon’s Pass that is probably the Naples Canal (8CR59), and 
another further north may be the Pineland Canal. Douglass’ diaries record excavations of 
a post-contact era site (8CR41) on Horrs Island, as evidenced by the presence of European 
artifacts (Griffin, 1988:50-51). Douglass visited Lostman’s River and other areas in the 
Ten Thousand Island area including Horrs Island (1890). 

In 1895 Durnford reported that cordage and other artifacts were recovered from a mangrove 
muck pond on Marco Island (8CR49). The material was shown to Cushing, who mounted 
a major project to recover more material from the site. Cushing (1897) reported recovering 
wood and other perishable artifacts from the muck pond on Marco Island, adjacent to a 
large shell works and midden village site. Publication of illustrations of the spectacular 
finds generated a great deal of subsequent interest. Wells M. Sawyer, a young artist 
accompanying the expedition, produced an excellent and presumably accurate contour map 
for the entire Key Marco Shell Midden. This map is valuable to present-day efforts in 
understanding many of the now obliterated features and interpreting (reconstructing) the 
“architecture” of the shell midden. Widmer (1983) notes that Cushing also focused 
attention on the nonagricultural chiefdom level of social organization supported by the rich 
estuary and marine resources, although his anthropological observations have remained 
overshadowed by the wealth of artifacts. 

Moore (1900, 1905, 1907) investigated a number of sites along the Collier/Lee County 
coast, apparently attempting to find material comparable to Cushing’s finds. Although 
Moore provided information about site locations and general contents, most of his work 
was extremely crude and uncontrolled, by both contemporary archaeological standards, 
and by modern standards. 

The first attempt to systematically survey and investigate archaeological sites was initiated 
by Ales Hrdliĉka, who visited a number of sites along the coast and tidal mangrove 
estuaries in 1918, focusing on the Ten Thousand Island region (Hrdliĉka 1922). Hrdliĉka 
noted that southwest Florida was a distinct region within south Florida and made an attempt 
to type sites by function.  
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Matthew Stirling’s (1931, 1933) excavation of a burial mound on Horrs Island represents 
one of the first controlled excavations in Collier/Lee Counties (although he attempted 
stratigraphic control, Cushing had little success in his wet site excavation). The site was 
named the Blue Hill Mound, but it is not recorded under that name in the FMSF (either as 
a primary or secondary name), so it is unclear exactly which site he excavated, although it 
was probably site 8CR41 (McMichaels, 1982). These reports by Stirling are preliminary, 
and apparently neither a final report nor a skeletal analysis has been published. 

John M. Goggin was the first to define a south Florida cultural area (Glades Area), and 
describe south Florida ceramics (Glades ware), establishing a basis for later archaeological 
work. He published an analysis of the ceramic sequence in south Florida (Goggin, 1939, 
1940). In later reports (Goggin, 1947, 1949a, 1949b), he formulated a basic framework of 
cultural areas and chronologies that is still current (although modifications with additional 
data have been made, see further discussion below). Goggin (1949b) summarized much of 
this information in an unpublished manuscript, which Griffin (1988) thoroughly described. 

In passing, one unfortunate aspect of Goggin’s work was a dependence on informant 
information for location of sites (especially interior sites) and he had a real concern that 
existing sites would be looted. This concern resulted in his either deliberately or 
incidentally reporting vague locational data for many sites. Some of these sites have never 
been satisfactorily relocated, although a few have undoubtedly been re-recorded by later 
investigators.  

For several decades, much of the subsequent archaeological investigations in the region 
took place in Lee and Charlotte Counties, especially in the Cape Haze, Charlotte Harbor 
and Pine Island areas. It is rumored that Goggin had a “gentleman’s agreement” with many 
of the other leading practicing Florida archaeologists of the time that the South Florida area 
was his exclusive province to investigate. If this rumor is correct, it might explain the 
neglect shown the southwest Florida area in the archaeological arena from the end of World 
War II to Goggin’s death in 1964. 

In 1956, Sears reported on a large village and mound complex at the mouth of Turner River 
on Chokoloskee Bay south of Marco Island, and in 1967 he reported on the results of a 
survey of the Cape Coral area (Sears, 1956, 1957). Laxson (1966) reported on excavations 
at Turner River Jungle Garden site, which is upriver from the Turner River site, although 
these have been confused in recent accounts. 

Van Beck and Van Beck (1965) excavated three small test pits on Marco Island (at the 
Marco midden, 8CR48) associated with the Cushing site (8CR49). The resulting 
publication of this work was some of the first reported scientific archaeological work to 
come from the southwest Florida area in nearly twenty years (Van Beck and Van Beck, 
1965). 
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In 1967 through 1969, Marco Island was extensively surveyed, and a few sites were tested 
through excavation by Cockrell, Morrell, and others (Morrell, 1969). No complete site 
report was ever published, although an unpublished and incomplete manuscript is 
available. Some of these sites were discussed in Cockrell’s master’s thesis (1970). Widmer 
performed a survey of Big Key, John Stevens Creek, Barfield Bay, Blue Hill Bay, and 
Collier Bay, which are proximal to Marco Island (Widmer, 1974). Widmer eventually 
utilized his southwest coast experience to write a doctoral dissertation on the Calusa that 
not only remains the definitive work on that group, but also explored the relationship 
between subsistence adaptation and cultural evolution (Widmer, 1983). 

In Lee County, Arlene Fradkin and other investigators from the University of Florida began 
an ongoing involvement with the Pine Island Sound/Sanibel Island area in the 1970s. Her 
first investigations were at the Wightman site on northern Sanibel Island (Fradkin, 1976). 

Several archaeologists excavated at Horrs Island in the 1980s. McMichaels (1982) 
reviewed sites on Horrs Island in a master’s thesis. In 1983, Marquardt began a series of 
investigations at Josslyn Key, Useppa Island, Pineland, Buck Key, Galt Island in Lee 
County, and at Big Mound Key in Charlotte County (Marquardt, 1984, 1987, 1988, 1992). 
Marquardt and Russo have investigated Horrs Island in Collier County. A number of the 
large shell midden village sites they excavated appear to be late Archaic, and they expect 
to document a more elaborate social organization at these sites and larger sedentary or 
semi-sedentary population sizes than previously known for that period (Russo, 1990, and 
pers. comm.). 

Most of these studies focused on the coastal sites, as have subsequent summaries and 
discussions. Recent work has made significant advances in documenting the extent and 
intensity of inland resources, especially in the Big Cypress and Everglades parks 
(Ehrenhard et al., 1978, 1979; Ehrenhard and Taylor 1980; Ehrenhard et al., 1980; Taylor 
and Komara 1983; Taylor, 1984, 1985). Griffin’s (1988) synthesis of the Everglades Park 
data is the defining work on south Florida archaeology to date. Athens (1983) summarized 
some of the results of the Big Cypress survey. 

Beriault and colleagues (1981) reported on salvage excavations at Bay West Nursery 
(8CR200). Their description of the site includes a well-known but rare and infrequently 
documented Early and Middle Archaic use of ponds for cemeteries.  

In 1995, Widmer and Story began an ongoing investigation at the Key Marco Midden 
(Widmer, 1996). In the first season they excavated with the help of graduate students and 
volunteers. The results of their work have appeared in the Florida Anthropologist.  

In the last two decades the pressure of development as well as a recognized need for 
preservation or mitigation of prehistoric sites has led to a number of reports by commercial 
cultural resource management consultants. While most of these reports are limited in scope 
due to restriction to a small tract of land, many have produced useful summaries of regional 
archaeological, as well as insightful analysis of the relationship between site types and 
location and ecotypes (Almy and Deming 1982, 1986a, 1986b, 1986c, 1987, Austin 1987, 
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Carr and Allerton 1988a, 1988b, Deming and Almy 1987, 1988, Fay and Carr 1990, 
Fuhrmeister et al. 1990, Martinez 1977, Miller and Fryman 1978, Swift and Carr 1989). 

Arthur W. Lee, John Beriault and others in the Southwest Florida Archaeological Society 
(SWFAS) have recorded and investigated a large number of archaeological sites in Collier 
and Lee Counties. It is an ongoing effort of the Society to publish and disseminate reports 
and manuscripts (Lee et al., 1993, 1997, 1998; Beriault, 1973, 1982, 1986, 1987; Beriault 
and Strader, 1984). Many of these reports deal with small interior seasonal sites. In 
addition, Beriault has provided several unpublished manuscripts as to site types (Beriault 
1982, 1987). 

 
LITERATURE REVIEW  
 
A search was requested on 2-11-20 with the Florida Division of Historic Resources for 
relevant archives and literature associated with the project area. This included, but was not 
limited to, site forms and reports from the Master Site File in Tallahassee concerning 
previously recorded sites within a 1.6 kilometer (1.0 mile) of the Saphira parcels (Table 1). 
 
 

Table 1.  Literature Review Summary 
Previously Recorded Sites:  

 Within Project Parcels 0 

 Within 1.6 km (1.0 mi) of Parcels 0 

Previous Assessments:  

 In Project Parcels 0 

 Within 1.6 km (1.0 mi) of Parcels 14 

   

 
A review of state site files conducted on 2-11-20 resulted in the identification of no 
previously recorded archaeological or historic sites within the project parcels.  
 
In addition, a review of the state report files conducted in the same area indicated five 
assessments previously conducted within 1.6 kilometers (1.0 miles) of the project parcels 
(Table 2). 
 

 
Table 2.  Previous Assessments1 

Survey 
No. Date Author Title In 

Parcels 
Out of 

Parcels 

4042 1975 
Florida Division of 
Archives, History and 
Records Management 

Annual Progress Report of the Cooperative 
Agreement for the Archaeological Salvage 
Program Between the Florida Department of 
Transportation and the Division of Archives, 
History and Records Management, Florida 
Department of State, 1975 

 X 

7155 2002b Archaeological 
Consultants, Inc. 

A Cultural Resource Assessment Survey I-75 
from South of Bonita Beach Road to North of 
SR78, Lee County, Florida 

 X 
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10824 2004 HDR Engineering, Inc. 

Attachment G Cultural Resource Assessment 
Survey for Interstate 75 (SR 93) from South of 
Bonita Beach Road to South of Corkscrew 
Road, Lee County, Florida 

 X 

10704 2004 Janus Research, Inc. Historic Resources Survey of Bonita Springs, 
Florida  X 

14852 2006 Archaeological 
Consultants, Inc. 

Cultural Resources Assessment Survey CR 
951 from Immokalee Road to Alico Road, 
Collier and Lee County, Florida 

 X 

Notes:  1Based on sites within 1.6 kilometers (1.0 miles) of the project parcels. 
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CULTURAL SUMMARY 

Stirling was the first to distinguish the indigenous prehistoric cultures of southern Florida 
in 1936 by defining a Glades cultural area, including all of south Florida (Carr et al. 1994b:9, 
Milanich 1994:5-6). Griffin (1988) pointed out that this was not formulated as a strict 
cultural area, but it was rather a geographic region with some common cultural traits. 
Kroeber (1939), in a review of North American prehistory, utilized a slightly different term, 
the “South Florida Area,” basing his definition on both environmental and cultural factors. 
Subsequently Goggin delineated more particular boundaries for southern Florida and 
divided the region into three sub-areas: “Okeechobee” around Lake Okeechobee, “Tekesta” 
for southeast Florida and the Florida Keys, and “Calusa” for Southwest Florida (Carr et al. 
1994b:10, Goggin 1947:114-127). 
 
Following Goggin’s study, subsequent researchers have refined or altered the cultural 
distinctions attributed to southern Florida’s prehistoric populations. There has been 
criticism that Goggin’s names and definitions were based on historic accounts of the main 
(proto) historic groups found in the respective regions and not on the archaeological 
evidence of spatial, temporal, and cultural differences (Sears 1966, Griffin 1974, Carr and 
Beriault 1984, Griffin 1988). Griffin, in particular, questioned the distinctions. He believed 
that South Florida cultures varied only by local environmental conditions and ceramic 
exchange rates. Griffin believed the inhabitants of prehistoric southern Florida were mainly 
dwelling on the coast and that the interior was nearly uninhabited and under-utilized. Griffin 
designated the entire southern Florida region as the “Circum-Glades” area (Griffin 
1974:342-346). This new designation for the area was furthered by a widely circulated book 
on Florida archaeology by Milanich and Fairbanks (1980). Griffin later (1988) retreated to 
some extent from his earlier position as further research (particularly by Ehrenhard, Carr, 
Komara, and Taylor in the Big Cypress and Carr in the eastern Everglades in the 1970s and 
1980s) showed abundant sites (and concomitant use and habitation) in the interior and 
Everglades. 
 
Carr and Beriault, in particular, have taken issue with the concept of a Circum-Glades 
region. Carr’s research in the Big Cypress and Everglades and his subsequent analysis 
demonstrating variation of key cultural markers (particularly in decorated ceramics) formed 
the basis for this contention. There is abundant evidence for cultural (and probably political 
or tribal) diversity in the various areas of south Florida. Carr and Beriault particularly noted 
and defined differences between the lower southwest Florida coast, which they termed the 
“Ten Thousand Island” region, and the area to the north, which they called the 
“Caloosahatchee” region. This latter area they believed to be the seat of the historic Calusa 
chiefdomship, although previous (and some subsequent) researchers have called the entire 
southwest Florida coast from Cape Sable in Monroe County north to the Cape Haze 
peninsula (and beyond) in Charlotte County “Calusa.” 
 
Griffin, in his definitive 1988 synthesis on Everglades archaeology, attempted to reconcile 
and refine some of the conflict in the definition of south Florida prehistoric and historic 
culture areas. As stated by Carr and colleagues (1994b), “the issue...appears in part to be 
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one of trying to determine the significance of regional and temporal variation, rather than 
whether these differences are real.” There is evidence that changes through time in regional 
political affiliations or realties makes any model not addressing this complex issue two-
dimensional. The Calusa hegemony that was in place by the time of the arrival of Europeans 
may have begun as early as 800 AD in the Ten Thousand Island “district” or area (Griffin 
1988:321; Carr et al. 1994b:12). There is currently ongoing research to further refine present 
thought as to cultural affiliations in south Florida.  It would seem only a matter of time 
before new directions and emphases provide a more accurate summation of south Florida 
cultural affinities. 
 
Using the present models, the coastal zones of Collier County and southern Lee County 
contain three distinct culture areas. Indian Hill on Marco Island lies thirty miles from the 
projected interface by Carr and Beriault (1984) of the Caloosahatchee area (called the “the 
‘heartland’ of the Calusa,” Carr et al. 1994b:12) to the north, and the Ten Thousand Islands 
area to the south. At a yet undefined point to the east lies the Okeechobee cultural area, but 
the boundary, if it is a definite, fixed one, is likely to occur in the vicinity of the Immokalee 
rise forty miles or more to the northeast of Indian Hill. Further work is in progress by Carr 
to address the issue of where the southwest boundaries of the Okeechobee culture area 
occur. 
 
PALEO PERIOD (14,000 – 10,000 BP) 
 
During the Paleo Period, the first Native Americans began moving into the southeastern 
portion of North America and Florida. Most evidence of their presence in Florida can be 
reliably dated to about 14,000 BP.  
 
There are no known Paleoindian sites in Lee County. Several are documented from 
elsewhere in south Florida, including Warm Mineral Springs and Little Salt Spring in 
Sarasota County (Cockrell and Murphy 1978, Clausen and Gifford 1975), Harney Flats in 
Hillsborough County (Daniel and Wisenbaker 1987) and the Cutler Fossil Site in Dade 
County (Carr 1986, 2012, 2015). 
 
During this period, the terminal Wisconsian ice age, the climate was probably less extreme, 
with cooler summers and warmer winters. The climate was also drier, and sea levels were 
lower (Carbone 1983, Allerton and Carr 1988a, Griffin 1988). 
 
One reason that possible Paleo period sites have not been discovered in Lee County is that 
the shoreline may have been as much as 100 miles further west due to lower sea levels. 
Drier conditions may have made the interior very inhospitable, and the shallow estuarine 
and littoral sites that existed were flooded by post-ice age Holocene sea rises. 
 
Any possible interior sites from the Paleo Period may be unrecognizable due to lack of 
diagnostic artifacts, subsequent reuse of site areas, low population density, and few 
permanent camps. These factors and development may help explain the absence to date of 
identifiable Paleo period sites in southwestern Florida.   
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ARCHAIC PERIOD (10,000 - 2,500 BP) 
 
The Archaic period reflects a post-Pleistocene shift in adaptation marked by an increase in 
the seasonal exploitation of a broad spectrum of food resources, a more restricted use of 
territory due to regional specialization, and more semi-sedentary habitation sites. No 
ceramics are known until the Late Archaic. During the Archaic, regional specializations 
became more marked, not only with material culture but also with distinct local utilization 
of local plant and animal resources. 
 
There is, as yet, no conclusive evidence of Early Archaic sites in southwest Florida. There 
is evidence that it was an environment too arid to support scrub oak, and the presence of 
shifting wind formed dunes (Watts 1975, Widmer 1983).  
 
By about 6500 BP mesic conditions began to spread, although localized xeric conditions 
continued (and still exist in some areas) through South Florida. Middle Archaic sites dating 
from this time are rare, although the Bay West Nursery site, 8CR200 (Beriault et al. 1981), 
in Collier County and the Ryder Pond site, 8LL1850, in Lee County near Bonita Springs 
provide evidence of occupation, as do several sites in southeast Florida. The Bay West site 
is a Middle Archaic cypress pond cemetery, associated with a lithic scatter. The Ryder Pond 
site is a mortuary pond site surrounded by pine flatwoods (Carr and Heinz 1996). Beriault 
has also recorded several aceramic shell scatters in coastal sand hills (paleo dunes) some of 
which may date to the Middle Archaic. Griffin (1988) summarizes evidence indicating that 
despite the rise of available surface water, brackish estuaries and other major modern 
landscape features had not formed, and population (or repopulation) was still sparse. 
 
During the Archaic period sea levels began to rise at a fairly rapid rate, estimated at 8.3 cm. 
per 100 years 6000-3000 BP, and 3.5 cm per 100 years afterwards (Scholl et al. 1969), 
although whether sea levels were steadily rising or oscillating is still unclear (see Griffin 
1988, Allerton and Carr 1990 for recent reviews of the literature). Data is somewhat difficult 
to sort out as sea level rise was accompanied by both shore regression and transgression in 
places. As conditions became wetter (and warmer) in the interior, cypress swamps and 
hardwood sub-tropical forests established themselves by about 5000 BP (Carbone 1983, 
Delcourt and Delcourt 1981). 

 
By late Middle or early Late Archaic times (4000 years BP) there were significant shell 
mounds and middens on Horrs Island, Marco Island, and elsewhere in the coastal regions, 
suggesting that the estuary system had been established and was being utilized to provide 
the subsistence basis for denser populations and semi-sedentary settlements (Morrell 1969, 
Cockrell 1970). At Useppa Island in Lee County, excavations have provided radiocarbon 
dates from pre-ceramic shell middens ranging between roughly 4900 BP and 5600 BP, 
suggesting that the Middle Archaic as well as Late Archaic periods had a growing 
dependence on shellfish resources (Milanich et al. 1984). There are aceramic coastal sand 
hill and interior wetland sites as well, but these have not been demonstrated to be Archaic 
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despite some investigators equating aceramic with preceramic. Radiocarbon dates for these 
sites would clarify this point. 
 
Allerton and Carr (1988) noted that a number of stratified sites in the wet mangrove and 
marsh areas of the Everglades, as well as on Horrs Island, contain Archaic preceramic 
horizons, although it is unclear if aceramic was equated with preceramic. Additional 
supporting evidence of interior use by Archaic peoples will provide a new dimension to the 
archaeological understanding of Archaic resource utilization. Allerton and Carr point out 
that if the wet tree islands were initially used by Archaic people, then at least some of the 
hardwood hammocks in swamp environments were raised in elevation (with subsequent 
changes in vegetation) due to human activities. Post-Archaic people extensively utilized 
these hammocks and continued to advance their development as distinct geomorphic 
features. This is obviously an area where additional archaeological investigations have a 
potential to contribute to understanding the interaction of geomorphic and cultural evolution 
in Southwest Florida. 
 
Toward the end of the Archaic there was the introduction of fiber-tempered pottery into the 
archaeological record, often used as a marker of the Orange Phase, commencing at about 
4000 BP, either coincident with or soon after the development of the extensive shell 
middens. The Late Archaic Orange Phase subsistence strategy is characterized by intensive 
use of shellfish and marine resources, as well as being marked by an accelerated trend 
toward regional specializations. 
 
A number of the large shell middens on Marco Island (Cockrell 1970), Horrs Island (Russo 
n.d.), Cape Haze (Bullen and Bullen 1956), and elsewhere date from this period or earlier, 
as they contain fiber-tempered ceramics, although there are known aceramic (preceramic?) 
levels below the Orange Phase deposits that may date to the Middle Archaic. These shell 
middens are usually capped by deposits from later occupations as well. 
 
FORMATIVE STAGE OR GLADES PERIODS (2500 BP - 500 BP) 
 
The Formative or Glades adaptation, based on hunting, fishing, and the harvesting of 
shellfish and plants, was similar to the Archaic, but was characterized by increasing 
specializations in gathering strategies and toolmaking. Earlier writers have typed this 
hunter-gatherer society as primitive or “low-level” (Kroeber 1939). However, there is 
certainly evidence from the specialization of tools, from the beautifully-executed wood 
carvings from Key Marco in Collier County and those from Fort Center near Lake 
Okeechobee (Cushing 1897, Sears 1982), and from the historic accounts of the Calusa 
hegemony, that the south Florida area had an advanced culture that Goggin (1964) has called 
a “stratified non-agrarian society.” 
 
The preceding Late Archaic late Orange phase (also known as the transitional phase) was 
marked by changes in pottery and terminated with the relatively rapid replacement of fiber-
tempered pottery with sand-tempered, limestone-tempered, and chalky “temperless” 
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pottery.  It was also characterized by changes in ceramic style and often by reduction in the 
size of stone projectile points. 
 
The Formative Stage (beginning about 2500 BP) is divided in south Florida into the Glades 
Periods sequence. Subsistence adaptation is marked by a narrowing spectrum of resource 
use, as well as continued trends toward regional diversity and ecological specializations, 
marked in part by the proliferation of inland resource extraction encampments. 
 
Formative Period cultural evolution eventually led to increased political sophistication, 
perhaps initially of modest dimensions, but culminating in broad regional political alliances 
and regulation of materials and goods (i.e. resources) between the coast and inland areas 
(Milanich and Fairbanks, 1980). By protohistoric and contact times the Calusa were the 
dominant tribal group, gaining broad political influence and at least partial control over 
much of south Florida as far north as central Brevard County. Historically, the main Calusa 
village has been regarded as “Calos” on Mound Key in Estero Bay in Lee County, although 
50 to 70 large villages were under direct Calusa control by contact times (Griffin 1988).  
 
During the Formative Periods, village sites grew to the proportions of large multi-use 
complexes, particularly along the coast and barrier islands of southwest Florida. Some of 
the projected intra-site functions of the elements of these complex shellworks were as 
temples, canals, causeways, temple and platform mounds, courtyards and water courts. 
Current research involving the excavating of large contiguous areas of these shell mound 
complexes is beginning to establish demonstrable uses for the features of these large sites, 
upon which heretofore were merely speculated (Widmer 1996). 
 
Tidal estuary rivers and inland hammocks along deep water sloughs, marshes, and 
permanent ponds were seasonally visited for extraction of natural resources and are now 
marked by small to relatively large black dirt middens, some of which may have been semi-
permanent hamlets. The pine and cypress flatwoods appear to have supported few sites, 
although areas around Lake Trafford and other rich interior areas developed substantial 
sites, including sand mounds, and may be more similar to the Okeechobee cultural area than 
to the coastal cultures. 
 
In 1992, Dickel and Carr excavated a Deptford Period burial mound (the Oak Knoll Site) in 
the Bonita Bay Tract north of the Imperial River. Exotic trade items and seventy or more 
human burials were among the material findings. The resulting conclusions and subsequent 
surveying and testing of the Bonita Bay Shell works (8LL717) suggest social stratification 
and complexity may extend further back into the past than the Formative period (Dickel and 
Carr 1992). 
 
Coastal sites (shell middens) reflect a predominate dependence on fish and shellfish, wild 
plant foods and products, and larger inland game. The inland sites show a greater reliance 
on interior resources, including large, medium and small mammals, turtle, small freshwater 
fish, alligator, snake, frogs, and, sometimes, freshwater shellfish. Interior and coastal 
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resource exchange can be documented by the consistent finds of moderate amounts of 
marine shell in many interior middens, as well as interior resources in coastal middens. 
 
The Formative Stage (with a nod to Goggin) has been often termed the Glades cultural 
tradition. Much of this “tradition” is focused on decorated ceramics, the minority in the 
archaeological record, although the majority of recovered (rim) sherds are plainware. 
However, despite this, pottery (and its decorations) is usually utilized as the major temporal 
marker(s) for fitting sites into a temporal framework. Changes in pottery do not represent 
mere changes in artistic motifs but reflect inter- and intra-regional trade contacts and outside 
cultural influences (possibly through exogamy, shifting of populations, and even the 
through evolution of a culture through time). Whatever the influences, the Glades tradition 
is continuous from post-Archaic times to contact times. 
 
Despite the fact that exogamy is likely to have been practiced, traders or other specialists 
probably moved between major cultural areas in small numbers, and genetic flow probably 
accompanied cultural exchange, although perhaps not on the same scale. This may have 
increased in later times due to use of traditional obligations of kinship and intermarriage to 
stabilize alliances that were not codified into a formal legal system. 
 
The Caloosahatchee subarea’s chronology has been defined based on the ceramic sequences 
found there. Below is a table partially adapted from Susan Lynn White in her analysis of 
Galt Island ceramics (White 1995) which she in turn adapted from Randolph Widmer’s 
book on the evolution of the Calusa (Widmer 1988): 
 
Table 3. Caloosahatchee Area Ceramic Sequence 
 
Period/Time Range Characteristic Traits 
 
Caloosahatchee I (500 BC - AD 700) �   Sand-tempered Plain predominant 

                                                   �   Belle Glade Plain absent 
 
Caloosahatchee II (AD 700-1200)           �   First appearance of Belle Glade Plain  
  �   Increase in Belle Glade Plain use 
 
Caloosahatchee III (AD 1200-1400) �   Englewood ceramics 

                                                    �   St. Johns Check Stamped 
 
Caloosahatchee IV (AD 1400-1513) �   Safety Harbor 
 
Caloosahatchee V (AD 1513-1750) �   European goods                                      
  �   Mission period aboriginal pottery                                     
  �   Pinellas Plain-Glades Tooled 
  �   Decrease in Sand-tempered Plain use 
  �   Laminated/contorted paste 
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                                                                           �   Small amounts of St. Johns Plain  
 
By European contact times (the first half of the 16th century), the southwest coast of Florida 
was maintaining a vigorous, possibly expanding political chiefdom with a broad network of 
alliances, as well as a rich and ancient cultural tradition without an agricultural base. 
However, direct conflict with Europeans and, more importantly, exposure to European 
diseases led to the rapid decline of the Calusa. By the mid 1700s their numbers had greatly 
diminished. The remnants of this once-powerful tribe may have left south Florida in the 
1760s with the Spanish for relocation in Cuba. Others may have become indistinguishable 
from Spanish Cuban fishermen who worked the great fishing “ranchos” in the Pine Island 
Sound region catching and salting fish for export to Cuba. Other groups of Native 
Americans may have fused with the Creek-derived Seminoles.  
 
In the late 1700s, members of the Creek tribe were forced into Florida from Georgia and 
Alabama. They were later called Seminoles, from the Spanish term “cimmarones.” 
Pressures from colonial (and later) white encroachment on their traditional territories forced 
them into the Big Cypress and Everglades area by the 1830s. By this time, most of the 
cultural identity of pre-contact times had been lost, although some of the Calusa subsistence 
strategies may have been partly adopted by Seminoles. A number of Seminole period sites 
have been documented on earlier Glades middens. This coincidence may in part reflect the 
paucity of high land in the interior (Ehrenhard et al. 1978, 1979, 1980; Ehrenhard and Taylor 
1980; Taylor and Komara 1983; Taylor 1984, 1985). Older midden sites (particularly those 
called “black dirt” middens) can be rich agriculturally as well as archaeologically, making 
these foci for historic Seminole gardens and fruit groves. 
 
Seminole periods in south Florida are divided into I (1820-1860), II (1860-1900) and III 
(1900-1940) (Ehrenhard et al. 1978). Post-1940 Seminole camps are designated “Late 
Seminole” in some reports. These designations reflect the different stages of Seminole 
migration into south Florida, Seminole displacement and active conflict with the expanding 
American culture, and the eventual refuge by Seminole remnants in Big Cypress and 
Everglades regions.  Military records, and, in particular, several sketch maps by military 
personnel done in the 1830s and 1840s and the Ives military map of South Florida (1856) 
show evidence of investigations at and near “Malco Inlet,” “Casimba,” “Good Land,” and 
“Cape Romans.” 
 
SEMINOLE WARS IN SOUTHWEST FLORIDA 
 
The Second and Third Seminole Wars (1836-42, 1855-58) disrupted the pioneer settlement 
of Southwest Florida. The US military established forts, both “temporary” and permanent, 
along the Caloosahatchee River during this time. Fort Dulaney was established at Punta 
Rassa near the mouth of the Caloosahatchee River in 1837 and was occupied intermittently 
through 1841, and again in 1855. After a hurricane destroyed Ft. Dulaney in 1841, Fort 
Harvie was established upriver. The name of this fort was changed in 1850 by its 
commander General Twiggs to honor his new son-in-law, Col. Abraham Myers. Fort Myers 
was thus created and became the principal fort in the region. 
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A line of forts was established up the Caloosahatchee River. They were: Fort Denaud, Fort 
Adams, Fort Thompson, and Fort Center on Fisheating Creek leading into Lake 
Okeechobee.  Other forts and “temporary depots” were established south into the Big 
Cypress Swamp such as Fort Simon Drum, Temporary Depot Number One, Fort Doane, 
Fort Simmons, Fort Keis, Fort Foster, Fort Shackleford, and others. 
 
A number of military expeditions were sent south along the coast during the Second and 
Third Seminole Wars with the objectives of interdicting trade in guns and ammunition 
between the Seminoles and the Spanish-Cuban fishing rancheros and of capturing Indians. 
General Thomas Lawson, who had just been appointed Surgeon General of the United 
States, commanded one of the early notable expeditions. Lawson’s expedition left Fort 
Harvie (Fort Myers) in February 1838. Elements of Lawson’s command explored the area 
in and around the Caxambas Point area, discovering two abandoned Indian villages in the 
Blackwater River/Palm Bay area. Other expeditions bivouacked at Cape Romano and 
Caxambas Point. Colonel Rogers, of the ill-fated Parkhill expedition, wrote several 
dispatches from Cape Romano in the Caxambas area in 1858, describing the ambush of 
Captain Parkhill’s party at the headwaters of Turner River. 
 
BONITA SPRINGS AREA HISTORY 
 
After the Civil War, southwest Florida began to be re-settled in earnest. One of the first 
known settlers was Joe Wiggins who moved to the area in circa the 1870s. Mr. Wiggins 
was a beekeeper who also traded with the Seminole Indians and, at different times, operated 
a general store. He subsequently moved from the Wiggins Pass area of what is now 
northern Collier County to Sandfly Key, a shell mound near Chokoloskee. Mr. Wiggins is 
reputed to have provided a ferry service at Horse Creek three miles south of the Imperial 
River. A Russian green trade bead found at the site of his homestead suggests that he may 
have also traded with the Seminoles from this locale. By the 1890s a small community 
initially called Survey had begun along the Imperial River inland several miles from the 
coast. By 1928 with the advent of the Tamiami Trail linking Tampa and Miami, the town 
of Bonita Springs had begun developing in relation to the road locale. Bonita Springs was 
named after several “springs” surfacing near Oak Creek a tributary of the Imperial River. 
The “small-town” ambiance of Bonita Springs persisted through the 1970s when U.S. 41 
was re-routed west of the downtown area. The pressure of development has seen major 
changes in populations and other demographics since the 1980s. 
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METHODOLOGY 

ARCHIVAL REVIEW 
 
Prior to conducting fieldwork in the project parcels, relevant archives and literature were 
reviewed.  This included, but was not limited to, studying the previous archaeological 
reports for sites in Lee County and the Bonita Springs area, reviewing information from 
the Master Site File in Tallahassee concerning nearby sites, and examining USGS maps of 
the project area. A review of the Labins database of land surveys also was conducted.  In 
addition, color and black and white aerial photographs from the project area, which could 
aid in revealing anthropogenic changes to the topography and floral communities were 
interpreted. A site search with the Florida Division of Historic Resources determined that 
no previously recorded archaeological or historic sites lay within one mile of the project 
parcels. 
 
RESEARCH DESIGN 
 
The principal project goal was to locate and assess all cultural resources within the project 
parcels. A predictive archaeological site model based on topographic and vegetative 
attributes that are associated with prehistoric and historic sites in interior Lee County was 
used. This model postulates that live oak, tropical hardwood, and cabbage palm hammocks 
in close proximity to drainage sloughs, marshes, and creeks/rivers are medium to high 
probability areas for archaeological sites. The elevational information on the USGS 
quadrangle map for the area also was used. 
 
Based on a review of the aerial photographs the project parcels were determined to have an 
overall low probability for archaeological sites. 
 
FIELDWORK 
 
The project parcels were assessed by pedestrian survey and systematic subsurface testing. 
Shovel tests were dug across the parcels at 100m intervals along nine east-west transects 
within the larger parcels and one north-south transect following a north-south corridor.  
Additional judgmental testing was conducted to supplement the low-probability testing 
based on field observations and review of historic aerials.  All test holes were 50cm in 
diameter and dug to a one-meter depth. All sediments were screened through ¼”-mesh 
hardware cloth and all cultural materials were collected. Shovel test forms were completed, 
and a handheld GPS unit was used to record the location of all test holes. 
 
COLLECTIONS 
 
No collections were made during this assessment. All notes and field maps repose at the 
AHC offices in Davie. 
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Figure 10. ST 6 profile showing 
typical parcel stratigraphy. 

Figure 11.ST 13 profile showing 
spodic soils. 

Figure 12. ST 53 profile showing 
high marl. 
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RESULTS AND CONCLUSIONS 

 
No historic or archaeological sites were found as a result of this Phase I cultural resource 
survey of the Saphira parcels. A search of the Florida Master Site File indicated that no 
previously recorded historic standing structures or archaeological sites are recorded within 
the project parcels or within one mile of the parcels.  
 
The project parcels were determined have a low probability for archaeological sites 
because the parcels lacked permanent water sources such as deeper waterways, sloughs, or 
ponds and was historically slash pine/saw palmetto flatwoods with no cabbage palm/oak 
hammocks or other higher probability areas present.  
 
Stratigraphy was relatively uniform across the parcel with approximately 30cm of grey 
sandy plow zone over 70+cm of intact sterile light grey sand (Figures 10-12). Some 
variations were recorded in places including brown sandy clay subsoil (ST 18) or 
yellowish-brown sand possibly associated with slight increases in elevation (ST 67). Some 
tests encountered high marl  (ST 53) while others encountered limestone bedrock near the 
surface (ST 64-66). These variations represent slight elevation changes on the parcel, none 
of which are significant enough to be considered medium or high probability. In general, 
the intact stratigraphy is typical of pine flatwoods and saw palmetto prairie.  
 
A total of 83 shovel tests were dug, with 71 being systematic test holes dug along nine east-
west transects, and one north-south corridor, and 12 being judgmentally dug based on field 
observations and review of historic aerials (Figure 9). All test holes were negative for 
cultural materials. 
 
It is the consultant’s opinion based on available data that no historic properties eligible for 
listing in the NRHP will be affected by the proposed development of the project parcels. 
However, if cultural materials are uncovered during development the project archaeologist 
should be notified. In the event that human remains are uncovered, the provisions of Chapter 
872.05, Florida Statutes, will apply. 
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APPENDIX I: FLORIDA SURVEY LOG 
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PARCELS

USGS MAPS:  CORKSCREW SW, REV. 1987
                        CORKSCREW NW, REV. 1987

TOWNSHIP 47S, RANGE 26E, SECTION 19 AND 19 N
0            750        1500                     3000 Feet approx.       
0            270         450                      900 Meters approx.                     

USGS map of the Saphira parcels.
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Imperial District 

Comprehensive Plan Consistency 

 

The Bonita Plan and History of the DRGR 

In 1999, the residents of Bonita Springs voted to incorporate and become a city.  A City Charter was adopted that 

made the existing Lee County Comprehensive Plan the City’s transitional comprehensive plan. It was always stated 

that this plan would be modified and updated over time to make it specific to the City of Bonita Springs and 

reflective of existing conditions and a shared community vision.   

As envisioned, many changes, refinements, and updates have been made to the initial Comprehensive Plan. It has 

evolved to truly become the City of Bonita Springs’ Comprehensive Plan rather than the “inherited” Lee Plan.  

However, the City’s treatment of the DRGR area remains a carryover from the Lee Plan.  

The City’s Comprehensive Plan, as originally adopted and in its current form, acknowledges that conditions on the 

ground are inconsistent with the allowed uses and the permitted densities identified in the DRGR Future Land Use 

(FLU) category and recognizes the need to update the plan in order to allow appropriate types and intensity of 

uses and to implement water quality and quantity measures. 

The Bonita Plan defines the DRGR designation as follows: 

Future Land Use Element (FLUE) Policy 1.1.21:  Density Reduction Groundwater Resource (DRGR) - 

Intended to recognize geographic areas that provide significant recharge to aquifer systems associated with 

existing potable water wellfields or future wellfield development. Land uses in these areas must be 

compatible with maintaining surface and groundwater levels at their historic levels. Allowable land uses are 

limited to conservation uses; agriculture; residential uses at a maximum density of one dwelling unit per 10 

gross acres; public uses; non-profit recreational uses and essential services needed for the health safety and 

general welfare of the community such as lift stations, utility lines, equipment and appurtenances necessary 

for such systems to furnish adequate levels of service. 

A cursory review of the DRGR landscape reveals that there is a significant amount of existing residential 

development at densities greater than one dwelling unit per acre, such as Citrus Park, Morton Grove and Lakes of 

San Succi, and that there are existing commercial uses such as the Comcast facility, and industrial uses such as the 

Bonita Grande Mine. Neither the existing uses nor the densities are consistent with what is allowed per FLUE 

Policy 1.1.21. 
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In order to address these inconsistencies, the Bonita Plan includes several policies that:  

1. Make inconsistent uses and densities consistent by Policy (FLUE Policy 1.4);  

2. Requires study of the DRGR to determine what uses are appropriate in the DRGR area (FLUE Policy 1.7.1 

and Conservation/Coastal Management Element (CCME) Policy 16.4.1): 

FLUE Policy 1.7.1: In order to best protect ground water resources, by year-end 2004, the City shall have 
completed a study to identify the types and intensity of uses that should be allowed within the DRGR area, 
and to determine the most effective and appropriate techniques to ensure the maintenance of adequate 
quantity and quality of surface and groundwater resources. The study shall include, but shall not be limited 
to, evaluation of the following factors in the study area:  

a. Subsurface and surface water resources. 
b. Existing uses and those having received approval prior to the adoption of the City's 

Comprehensive Plan.  
c. Soils, wetlands, habitats and species and their quantity and quality. 
d. The Imperial River and its historical and present floodways and flow ways. 
e. Drainage and stormwater patterns and flooding. 
f. The long term water and wastewater supply and disposal needs and plans of Bonita Springs 

Utilities.  
g. Resource protection measures applicable and contained in the City's Comprehensive Plan and 

land development regulations.  
h. Allowable uses and their density and intensity. 
i. Existing and planned infrastructure in and affecting the area. 
j. SFWMD and County ownership in and projects affecting the area. 
k. Potential positive or negative effects of possible new land uses on the resource base(s) and new 

or amended best environmental management practices needed by the City to further its control. 
  

CCME Policy 16.4.1: Within one year of adoption of its Comprehensive Plan, the City shall undertake a study 
to identify the types and intensity of uses that should be allowed within the DRGR, and to determine the 
most effective and appropriate techniques to ensure the maintenance of adequate quantity and quality of 
surface and groundwater resources. The study shall include, but shall not be limited to, evaluation of the 
following factors in the study area:  

a. Subsurface and surface water resources. 
b. Existing uses and those having received approval prior to the adoption of the City's 

Comprehensive Plan.  
c. Soils, wetlands, habitats and species and their quantity and quality. 
d. The Imperial River and its historical and present floodways and flowways. 
e. Drainage and stormwater patterns and flooding. 
f. Long term water and wastewater supply and disposal needs and plans of Bonita Springs 

Utilities.  
g. Applicable resource protection measures and those contained in the City's Comprehensive Plan 

and Land Development Regulations. 
h. Allowable uses and their density and intensity. 
i. Existing and planned infrastructure in and affecting the area. 
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j. SFWMD and County ownership in, and projects affecting, the area. 
k. Potential positive or negative effects of possible new land uses on the resource base(s) and new 

or amended best environmental management practices needed by the City for their control. At 
a minimum references will be to the FDEP "Florida Development Manual Chapter 6 Stormwater 
and Erosion Sediment Control BMPS for developing areas" and the University of Florida center 
for government responsibility "Guide to Local Groundwater Protection in Florida" Vol. 1—3.  

 

3. Establish a clear mandate to amend the Comprehensive Plan and change the DRGR Policies, based upon 

the above-mentioned studies. 

 

FLUE Policy 1.7.2: Upon completion of the study referred to in Policy 1.7.1, the City shall amend its 

Comprehensive Plan to identify the uses considered most appropriate in the DRGR and the resource 

protection measures and practices necessary to ensure its continued viability.  

CCME Policy 16.4.2: Upon completion of the study referred to in Policy 16.3.1, the City shall prepare an 

amendment to its Comprehensive Plan identifying the land uses considered most appropriate in the DRGR 

and the resource protection measures and practices necessary to ensure its continued viability and submit 

this amendment for review by the Florida Department of Community Affairs and other appropriate 

agencies. 

Several City-commissioned studies have been completed, and all the studies either recommended increased 

densities and/or acknowledged that potential impacts from higher densities could be mitigated with the 

application of Best Management Practices. The City has not yet acted on the studies as required by Policy 1.7.2 

and 16.4.2 and as such the DRGR designation remains essentially unchanged since incorporation. 

DRGR Studies 

Consistent with FLUE Policy 1.7.1, the City has conducted several water resource and land use studies of the DRGR.  

The most notable studies include the 2005 “Rawl Study,” the 2008 LaRue Evaluation and Appraisal Report (EAR) 

recommendations, the 2009 Bonita Springs DRGR Land Use Study also known as the “Delisi Report,” and the 2013 

North East Quadrant Land Use Plan, a.k.a. the Barraco Report.  According to the Delisi Report “to date there have 

been at least 17 different studies of the DR/GR in both Bonita Springs and unincorporated Lee County, the most 

recent of which was a study just to find out how many studies have been completed and what they said.”   

Without providing an exhaustive presentation of the findings and recommendations, the following summarizes 

key conclusions common to many of these reports.  Additionally, it is important to note that all of the studies 

identified above were commissioned by the City of Bonita Springs with the mandate to study the area, identify 

appropriate uses and protection measures, and amend the comprehensive plan accordingly.   
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The Rawl Study, which was the first study conducted pursuant to FLUE policies identified above, evaluated several 

land use development scenarios and their potential impacts on water resources. The scenarios included: 

1) the Existing Land Use Map scenario, which assumed development patterns consistent with existing 

comprehensive plan limitations;  

2) the Future Land Use Map Version 2 scenario, which allowed residential densities from 1-10 dwelling units 

per acre and some commercial development; and  

3) the Future Land Use Map Version 3 scenario, which allowed the highest intensity of development and 

mimicked current development patterns found in the urban area of the City.  On page 85 of the study, 

Rawl states that:  

“Future Land Use Map Version 2, Figure 76, was developed as a low intensity scenario, which may be able 

to be implemented with little or no anticipated adverse impacts to the water resources in the study area.”    

Furthermore, the Rawl Study generally concludes that older developments occurred at a time when limited water 

quality standards existed and that current regulations, enhanced permitting requirements (that have since been 

implemented) and best management practices could allow more intense forms of development within the DRGR 

area. 

The subsequent Larue, Delisi and Barraco studies resulted in similar conclusion and recommendations as 

summarized below. 

Key Conclusions and Recommendations from the DRGR Studies: 

• The Bonita Springs DRGR Future Land Use Category was inherited from Lee County and was established 

as a result of population accommodation non-compliance issues with the Department of Community 

Affairs and was always meant to be a “placeholder” until studies were conducted and the comprehensive 

plan was amended. In general, a broad brush was used by Lee County to delineate a reduced density area 

east of I-75. 

• Prior to the creation of the Lee County DR/GR designation, the City DRGR lands west of Bonita Grand Drive 

were under the “Fringe” land use category, which “allowed up to 10 dwelling units per acre if urban 

infrastructure could be extended to serve the development” (pg 5, Delisi Report). 

• The first Bonita-specific study of unique features and characteristics of the area was conducted by the 

Bonita Study Group in 1987 and recommended a designation of 3 dwelling units per acre for much or the 

DRGR area (pg 6, Delisi Report). 

• Various studies acknowledge that many of the existing uses in the DRGR are inconsistent with the DRGR 

designation and the Barraco report “verifies that the 35% of the DR/GR land area (1912-ac.) does not 

match the policy and intent of the DR/GR...” (pg 1 Barraco Report). 
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• According to the Barraco report, “Approximately 71% for the Study Area’s lands are urbanized and/or 

altered for agricultural, mining and residential uses.  Approximately 3/4’s of the area’s remaining viable 

forest and wetlands are protected via public preservation acquisition or conservation easements.”  

• The Rawl, Delisi, and Barraco reports all conclude that current density limitations are too restrictive.  They 

recommend allowing appropriate development opportunities and implementing best management 

practices associated with water resource management and protection coupled with sustainable 

community design and green building practices.  

o The Delisi Report recommends a density range of 2-5 dwelling units per acre (pg 60, Delisi Report) 

o The Barraco Report recommends “... adding new densities in selected areas, ranging from 2.5 to 

3 units per acres, along with a 0.5 unit per ac. bonus density.” (pg 1.01, Barraco Report) 

o As described above, Rawl’s Version 2 scenario which allowed development ranging from 1-10 

du/ac was assumed to have little or no adverse impacts on water resources. 

• Numerous studies and reports recommend the use of Best Management Practices, many of which have 

already been incorporated in the Bonita Plan and are outlined in the Conservation/Coastal Management 

Element, Objective 9.3 and its implementing policies.) 

• Many of the reports recommend surface water restoration initiatives that include filter marshes and flow-

ways. 

• Rawl, Delisi and Barraco recommend new funding mechanisms for public infrastructure and water 

resource projects, including collaboration with private entities to deliver beneficial projects. 

DRGR Moratorium & Citizens Water Strategy Task Force 

The City established a Land Use moratorium in December 2013 on the processing of any comprehensive plan 

amendments within the DRGR in order to “provide a reasonable amount of time for the Bonita Springs Citizens 

Water Strategy Task Force to carry out their objectives.” 

The City Council held a public meeting on the Barraco Report prior to the declaration of the moratorium. The 

report was “received” but not implemented by the City. The City formed a Citizens Water Strategy Task Force, 

comprised of stakeholder representatives appointed by the council, to make recommendations prior to the end 

of the moratorium. This task force reviewed prior studies, discussed water resource issues in the DRGR, held public 

meetings to obtain community input, and, in December 2014, presented over 30 recommendations to City 

Council. These recommendations addressed water quantity, water quality, water supply, and other miscellaneous 

issues. The City Council reviewed all recommendations, refined several of them, and approved 29 

recommendations. The Council also directed city staff to develop a Plan of Action and Timetable for implementing 

those recommendations. The recommendations were broad ranging in scope and included recommended 

policies, Land Development Code changes, coordination efforts with agencies, restoration initiatives, water 

monitoring, guidelines, and standards. 
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Proposed Imperial District  

The proposed Imperial District Future Land Use (FLU) category (Exhibits 05 and 06) provides a mechanism to 

implement the recommendations of the studies and the Water Strategy Task Force presented above.  The 

proposed Imperial District is consistent with the Comprehensive Plan’s Vision and stated policies (FLU Policy 1.7.1 

and CCME Policy 16.4.2) of amending the comprehensive plan to allow “uses considered most appropriate in the 

DRGR and the resource protection measures and practices necessary to ensure its continued viability.”  

The following describes how the proposed district is consistent with, implements, or furthers the Comprehensive 

Plan as well as the applicable Task Force recommendations. 

Most importantly, the Imperial District provides a balanced solution to an undesirable and unsustainable 

development future for DRGR Lands.  The proposed district, similar to the Conservation Fringe District for Bonita 

Grande Mine, provides an opportunity to define and limit the type of development that can occur within these 

lands and to tailor development in such a way that it will provide water quality, water quantity, natural resource 

and flood control benefits.  

The alternative is the risk of low-density, well and septic ranchette-style development scattered throughout the 

DRGR and continued impacts from agricultural uses.  Under such a scenario, Bonita Springs remains inconsistent 

with its own Comprehensive Plan and loses its ability to protect environmental resources and deal with existing 

deficiencies in surface and groundwater resources.  

More specifically, the Imperial District provides the following benefits: 

• Is site specific and provides assurance and predictability regarding future development on the subject 

property. 

• Mandates a Planned Development Rezone that requires detailed development information, a public 

review process and the ability to include special conditions.   

• Allows for a transitional community between the denser uses to the west and the lower density uses and 

conservation lands to the east. It allows a transitional density of 2.13 dwelling units per acre, which is 

consistent with the densities recommended by previous DRGR studies. 

• Implements applicable recommendations from the previous DRGR studies and the Water Strategy Task 

Force. 

• Provides safeguards to ensure appropriate forms of development. 

• Requires green infrastructure/water resource improvements that will yield regional benefits at no cost to 

the City. 

• Permanently eliminates the ranchette, well and septic, large-lot development option. 

• Permanently eliminate agricultural uses that have significant environmental and water-resource impacts. 
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• Eliminates agricultural use of pesticides and fertilizers. 

• Reduces water utilization that results from agricultural operations. 

• Helps restore regional surface water flows, as well as improve off-site conveyance, treatment and flood 

control/retention conditions. 

• Allows for wildlife habitat and connections via the proposed flow-way that will include habitat restoration 

and the creation of filter marshes. 

• Preserves existing wetlands onsite and connect to the contiguous flow-way that will provide foraging 

habitat for wading birds. 

• Ensures connection to public water and sewer and eliminate potential well and septic systems.  

• Accommodates water treatment of additional surface water flows external to the project via the proposed 

flow-way and filter marsh. 

• Requires an Enhanced Lake Management Plan to reduce nitrogen and phosphorous loading. 

• Requires the installation of monitoring well and coordination of ground and surface water monitoring. 

• Requires a Hydrological Restoration Plan. 

• Supports the protection of existing or proposed public water wells in the area. 

• Will result in development that is more compatible with adjoining properties now and in the future. 

• Requires an indigenous management plan addressing human-wildlife coexistence. 

• Mandates Florida Friendly plantings and low irrigation requirements for common elements. 

• Provides central management of fertilizers and pesticides and the control of application by individual 

homeowners. 

• Provides for an internal system of trails, pathways and sidewalks to promote a walkable community. 

• Includes bicycle and/or pedestrian interconnection to adjacent park or conservation lands. 

• Assurance and predictability regarding future development and the ability to cap density and intensity 

and condition approval through the planned development process. 

• A positive fiscal impact resulting from an increased tax base and impact fees.  

• Quality housing that will help the City meet its anticipated population growth.  

• Promotes internal capture and reduce trips on the road by providing internal amenities, and 

neighborhood commercial uses. 

• Provides a nearly a 21-acre regional conveyance and water quality enhancement flow-way/filter marsh 

that will help the city meet regional hydrological restoration goals.  

• Provide onsite storm water management design that incorporates water quality treatment areas (filter 

marsh / planted upland areas or swales) prior to discharge to onsite proposed lakes. 
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Consistency with the Water Strategy Task Force Recommendations 

The proposed Imperial District is consistent with applicable Task Force recommendations and incorporates 

numerous recommendations that are appropriate for the subject property. 

WATER QUANTITY #1: 

Implement and codify the improvement of the water retention/detention requirements in the DRGR by at least 

10% over the current requirement of 1.5 inches.  

 

Implemented by:  

The proposed Imperial District requires proposed development to provide treatment which meets or 

exceeds 10% over the required 1.5 inches in accordance with SFWMD design and permit criteria. In 

addition to the minimum of 1.5 inches of water quality treatment, the Imperial District also requires 0.5” 

of additional storage. 

 

WATER QUANTITY #4: 

Ensure the additional areas of storage and flow ways and water treatment areas in the Bonita Springs DRGR area 

are integrated to the best extent possible for effectiveness for flood protection, water quality improvements and 

improvement of groundwater resources. 

 

Implemented by:  

The proposed district requires that the on-site surface water treatment system provide a unique 

treatment train, and implement Best Management Practices (BMP’S) that filter the excess runoff and 

remove nutrients from the storm water. Prior to any discharge of the development storm water, the 

runoff from the improved lands and roadways will be directed to initial treatment areas such as dry 

retention storage or filter marsh treatment. This initial treatment will reduce nitrogen and phosphorus 

nutrient loading significantly before being discharged to an interconnected lake system. This initial 

treatment will also ensure that no directly connected impervious areas discharge directly to the lakes.  

The overall interconnected lake system provides storage and detention time so that surface water can 

further reduce the nutrients while also recharging the surficial groundwater table.  

 

The water management system of lake storage will reduce the excess runoff from the site by a control 

structure that will enable water quality detention and peak runoff attenuation, while mimicking and 

sustaining average wet season water table conditions. The proposed lake control elevations and peak 

flood stages will complement the City of Bonita Springs Stormwater Master Plan so that the proposed 

surface water system provides necessary flood protection and does not increase peak flows or volume of 

excess runoff downstream. Finally, a proposed ±21-acre regional flow-way/filter marsh will enhance the 
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Imperial Watershed conditions by providing both water quality/quantity and ecological enhancements 

within the property’s area.   

 

The existing steeply banked agricultural ditch to the east of the property will be re-contoured and planted 

to serve as a lush filter marsh while still providing conveyance and flood protection for flows coming from 

upstream lands. The project can also contribute to broader efforts to improve surface and subsurface 

regional conditions.   The flow-way/filter marsh will be constructed by the Developer. 

 

WATER QUANTITY #10 

When any significant roadway improvement project is undertaken, consider the inclusion of a linear filter marsh 

within the ROW to provide for slow conveyance of stormwater to the south, with additional benefit of pollution 

control along the length of the system.  

 

Implemented by:   

Roadway improvements within the Imperial District, where practicable, will utilize low impact, linear filter 

strips along, complete streets, and other “green” roadway design features.  

 

WATER QUANTITY #13 

The Lower Tamiami Aquifer in the Bonita DRGR area receives significant recharge from both lateral water 

movement beneath the confining layer and vertical movement of water from the surficial aquifer above the 

confining layer. Therefore, groundwater recharge in the DRGR is an important issue and measures should be 

required to increase recharge potential, through improved water management practices that maintain or raise 

current groundwater levels and increase storm water storage and detention. 

 

Implemented by: The proposed on-site water management system, specifically the interconnected lake 

system in combination with a designed control structure will provide additional storage and detention 

time that will ultimately recharge the surficial groundwater table.  

 

WATER QUALITY #3 

Establish applicable Best Management Practices and Low Impact Design standards by local city ordinance.   

 

Implemented by:  

Conditions within the Imperial District require and promote the use of Best Management Practices and 

Low Impact Design.  Planning condition #1 requires an Enhanced Lake Management Plan, a Hydrological 

Restoration Plan, and an Indigenous Management Plan. Planning Condition #3 requires Florida-friendly 

landscaping and low irrigation requirements.  Planning conditions #4 & #5 require enhanced water quality 
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standards.  Planning condition #6 require connection to public utilities and #7 addresses protecting 

existing and proposed water wells.  Planning condition #8 promotes low impact roadway design, linear 

filter march retention elements and other “green” roadway design features. Condition #10 requires the 

delivery of a regional water-quality and conveyance flow-way. Collectively, the proposed district 

conditions in addition to existing comprehensive plan policies such as CCME Policy 9.3.1 establish 

applicable BMP for the Imperial District. 

 

WATER QUALITY #4  

Implement and codify language in the LDC that requires new development (that requires development order) in 

the impaired Imperial River Basin BMAP to demonstrate that  post-development stormwater annual pollutant 

loading for total nitrogen is at least 26.5 % less than pre-development (existing conditions) as referred to in the 

December 2112 BMAP requirements.  

 

Implemented by:  

The project’s proposed water management system control structure(s) and conveyance systems will be 

designed to regulate the flows from the developed site to meet or reduce the existing peak discharges 

rates. The Imperial District conditions collectively promote total nitrogen reduction.  The proposed 

condition and most significantly, provision of a 21-acre flow-way/filter marsh will provide local and 

potentially regional water quality benefits.  The Imperial District in combination with the Conservation 

Fringe category can provide basin-wide water quality and quantity benefits.    

 

WATER QUALITY #6 

Add incentives to the current HOA educational efforts relative to pond maintenance and fertilizer use.  

 

Implemented by:  

The Imperial District requires an Enhanced Lake Management Plan that:  

“i) Applies best management practices for fertilizers and pesticides; 

ii)  Provides erosion control and lake bank stabilization; 

iii) Establishes lake maintenance requirements; and  

iv) Establishes an education program for any homeowners’ association for the property addressing 

issues such as restricted lake uses, fertilizer use, lake bank planting requirements, and best 

management practices.” 
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WATER SUPPLY #1 

Encourage BSU and the City to continue to work in collaboration to update the Wellfield Protection Ordinance, to 

restrict/prohibit contaminants near the potable supply wellfields.  

 

Implemented by:  

The Imperial District requires a hydrological restoration plan at the time of Development Order submittal, 

mandating that “existing and proposed public water wells shall be protected,” and that Planned 

Developments must demonstrate that they “shall not result in material detrimental impacts to existing 

and future potable ware supply resources.” 

 

WATER SUPPLY #2 

Create a plan that would provide opportunities to take stormwater currently artificially conveyed through canal, 

ditch, and pumping systems and redirect at least a portion of the flow into filter marshes or other areas.  

 

Implemented by:  

The Imperial District calls for the “delivery of a water quality and conveyance flow-way that will contribute 

to enhancing regional flows and flood prevention control.”  This flow-way will include existing wetland 

habitat and created or restored filter marshes through the restoration/enhancement of an existing canal 

on the eastern boundary of the district.   

 

WATER SUPPLY #3 

Seek to eliminate/reduce private potable wells and septic tanks by planning future development in such a manner 

as to allow efficiency when extending the central water and sewer systems.  

 

Implemented by:  

Planning condition #6 of the imperial district requires that “the project shall connect to public water and 

sewer services provided by Bonita Springs Utilities and shall collect to reclaimed water if available.” 
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Consistency with City Goals and Objectives  

The proposed comprehensive plan amendment is consistent with the goals, objectives, and policies set forth in 

the various elements of the Bonita Springs’ Comprehensive Plan (Bonita Plan). More specifically, the proposed 

Imperial District (once removed from the DRGR) is not contrary to any goals, objectives, and policies outlined in 

the Bonita Plan.  The Imperial District is consistent with and furthers the following applicable Goals, Objectives, 

and Policies: 

 

BONITA SPRINGS TOMORROW: VISION 

The City’s vision is for a community that is human scale, walkable, appreciative of the great natural environment, 

and has outstanding parks and recreational facilities. 

 

Analysis:  The Imperial District promotes development that is of a lower density and scale, and compatible 

with existing and planned surrounding uses.  It promotes a mixed-use development pattern, walkability, 

and human interaction; it provides park and recreational amenities;  and incorporates green infrastructure 

components that support and protect natural systems. 

 

FUTURE LAND USE ELEMENT (FLUE) 

 

Goal 1: A balanced land use pattern that promotes a high quality of life and allows for a variety of land uses, 

densities and intensities and the preservation and stabilization of existing neighborhoods; encourages mixed use 

development; promotes an efficient transportation system; preserves the natural environment and economic 

vitality of the community; and, is consistent with the availability of essential services. 

 

Policy 1.1.2:  Density, Affordable Housing Density Bonus, and Wetlands Transfer of Density 

 

a. While each individual land use category may include a maximum allowable density for residential uses, the 

actual allowable density for any given property will be stated in the Land Development Code based on, but not 

necessarily limited to, consideration of the following factors: 

 

1. Compatibility with surrounding existing land uses and future land use patterns; 

2. Vehicular access and existing and planned roadway patterns; 

3. Availability of public services and facilities; and 

4. Environmental considerations 
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Analysis:  The proposed district is consistent with this Goal and Policy 1.1.2, which sets forth a range of 

densities based on location, availability and efficient utilization of existing infrastructure, and 

compatibility between uses, availability of public services and facilities and environmental considerations.  

 

The subject property is an appropriate location and represents infill development between Citrus Park 

and the future residential planned development on the Bonita Grande Mine site.  The land has been 

significantly impacted by agricultural uses over several decades.  The proposed Imperial District will allow 

and ensure development that is compatible with surrounding properties, will be connected to central 

water and sewer, and will provide regional environmental benefits.   

 

Policy 1.1.25: Within one year of adoption of the Comprehensive Plan the City will prepare Land Development 

Regulations which implement the Comprehensive Plan and which, at a minimum: 

 

c. Protect environmentally sensitive lands, including wetlands and rare and unique upland habitat by including 

provisions that limit the development footprint, requiring development only under the Planned Development 

provisions of the Land Development Code, and requiring use of clustering and other innovative and appropriate 

development techniques which shift structures and infrastructure to nonsensitive areas. 

 

Analysis:   The Imperial District requires, through the Planned Development (PD) rezone, a minimum of 

60% of open space, protection of existing wetlands onsite (±4.08 acres), remove exotics, and provision of  

a 21-acre flow-way that will include filter marshes and wading bird habitat. 

 

Wetland habitat identified on the project site is isolated by development, invaded with exotic vegetation, 

and currently provides minimal function. These wetlands will be restored, protected onsite and 

incorporated with the 21-acre flow-way/filter marsh design component that provides quality habitat, 

water storage and treatment. 

 

Objective 1.7: To maintain, protect, and where feasible restore, the City's natural environment and resources, and 

to protect the City's historic resources. 

 

Policy 1.7.1: In order to best protect ground water resources, by year-end 2004, the City shall have completed a 

study to identify the types and intensity of uses that should be allowed within the DRGR area, and to determine 

the most effective and appropriate techniques to ensure the maintenance of adequate quantity and quality of 

surface and groundwater resources. The study shall include, but shall not be limited to, evaluation of the following 

factors in the study area:  
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a. Subsurface and surface water resources. 

b. Existing uses and those having received approval prior to the adoption of the City's Comprehensive Plan.  

c. Soils, wetlands, habitats and species and their quantity and quality. 

d. The Imperial River and its historical and present floodways and flow ways. 

e. Drainage and stormwater patterns and flooding. 

f. The long term water and wastewater supply and disposal needs and plans of Bonita Springs Utilities.  

g. Resource protection measures applicable and contained in the City's Comprehensive Plan and land 

development regulations.  

h. Allowable uses and their density and intensity. 

i. Existing and planned infrastructure in and affecting the area. 

j. SFWMD and County ownership in and projects affecting the area. 

k. Potential positive or negative effects of possible new land uses on the resource base(s) and new or 

amended best environmental management practices needed by the City to further its control.  

 

Analysis:   Several planning studies have been conducted for the DRGR, most recently “The NE Quadrant 

Land Use Plan.” The City also established a Citizens Water Strategy Task Force that evaluated land use 

issues within the DRGR and made final recommendations to the City in December 2014. As described in 

the section above, the Imperial District incorporates applicable recommendations of the Task Force to 

ensure protection and enhancement of water resources. The Imperial District establishes a balanced 

framework that allows appropriate uses in an appropriate location while protecting the quantity and 

quality of surface and ground water resources.  

 

Subsurface and surface water resources will be improved and enhanced as a result of the design and best 

management practices criteria found in the Imperial District category.  An Enhanced Lake Management 

Plan will be provided at time of PD rezoning and a Hydrological Restoration Plan will be provided at time 

of Development Order submittal.  The project will not adversely affect the long-term water and 

wastewater supply and disposal needs of the utility. The site will have access to potable water and sanitary 

sewer. The development will have positive effects on water resources; adhere to best management 

practices; and improve surface and subsurface water quality.  

 

Policy 1.7.2: Upon completion of the study referred to in Policy 1.7.1, the City shall amend its Comprehensive Plan 

to identify the uses considered most appropriate in the DRGR and the resource protection measures and practices 

necessary to ensure its continued viability. 

 

Analysis:  The Imperial District implements the City’s mandate to amend its Comprehensive Plan and allow 

appropriate uses and ensure appropriate resource protection measures.   The Imperial District includes 
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numerous conditions that will protect resources and ensure their continued viability and allows limited 

residential and complementary commercial resources that are appropriate for the area.  

 

Policy 1.7.3: The City shall establish a stream protection overlay zone to improve protection for the Imperial River, 

Oak Creek, Leitner Creek, and the Bayside drainage area of Little Hickory Island. The overlay zone shall require the 

use of Best Management Practices, as established in Objective 9.3 of the Conservation/Coastal Management 

Element, for new development and redevelopment and will target pollution control and water conservation 

education to existing residents. In the meantime, new development shall be required to ensure that the volume of 

stormwater runoff shall be no greater than that existing prior to development and that the quality of stormwater 

runoff shall be at least as good as that existing prior to development. Impacting these watersheds, new 

development will be required to adopt Best Management Practices approved by the City which will minimize runoff 

and reduce pollutants and are consistent with the Best Management Practices adopted by the City under Objective 

9.3 of the Conservation/Coastal Management Element of this Comprehensive Plan, [reference Rules 62-4.242, 62-

302, and 40E-4, F.A.C. and the South Florida Water Management District's Basis of Review for ERP Applications.] 

 

Analysis: Conditions within the Imperial District require and promote the use of Best Management 

Practices and Low Impact Design.  Planning condition #1 requires an Enhanced Lake Management Plan, a 

Hydrological Restoration Plan, and an Indigenous Management Plan. Planning Condition #3 requires 

Florida-friendly landscaping and low irrigation requirements.  Planning conditions #4 & #5 required 

enhanced water quality standards.  Planning condition #6 require connection to public utilities and #7 

addresses protection existing and proposed water wells.  Planning condition #8 promotes low impact 

roadway design, linear filter march retention elements and other “green” roadway design features. 

Condition #10 requires the delivery of a regional water-quality and conveyance flow-way. Collectively, the 

proposed district conditions, in addition to existing comprehensive plan policies such as CCME Policy 9.3.1, 

establish applicable BMP for the Imperial District. 

 

Policy 1.7.6:  The City shall protect its environmentally critical areas by requiring the use of Planned Development 

in locations exhibiting characteristics of environmentally critical areas including: (1) Areas designated as Resource 

Protection on the Future Land Use Map; (2) other wetlands identified on the map of Evaluated Wetlands in the 

Future Land Use Map Series, and; (3) rare and unique upland habitats, including sand scrub, coastal scrub and pine 

flatwoods identified on the Vegetation and Habitats Map contained in the Conservation/Coastal Management 

Element, where these habitats can be categorized as mature due to the absence of severe impacts caused by 

logging, drainage and exotic infestation. 
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Developments shall incorporate clustering or other innovative and appropriate development techniques to avoid 

clearing and other impacts associated with the development footprint by shifting infrastructure and other 

structures to appropriate nonsensitive locations. 

 

Analysis: The Imperial District requires all development to be approved through the Planned 

Development rezoning process. 

 

The project does not contain rare and unique upland habitats and the only existing wetlands will be 

protected, restored and incorporated within a ±21-acre flow-way/filter marsh. 

 

Objective 1.8: Ensure that population densities in the Coastal High Hazard Area are not increased beyond that 

allowed prior to the adoption of this Comprehensive Plan. 

 

Analysis:  No portion of the DRGR is located within the Coastal High Hazard Area. However, the proposed 

Imperial District promotes future residential development away from the Coastal High Hazard Area and 

areas of special flood hazard and provides an opportunity for a portion of the City’s projected population 

to be housed outside of the high hazard area.  

 

TRANSPORTATION ELEMENT 

 

Objective 1.1: The implementation of a safe, convenient and energy efficient multi-modal transportation system 

which will be maintained and improved to accommodate the forecasted traffic demand for the year 2020 and 

which is consistent, to the extent possible, with the travel demand forecast model of the Metropolitan Planning 

Organization (MPO), the roadway system established by Lee County, and the Five-year Transportation Plan of the 

Florida Department of Transportation (FDOT). 

 

Analysis:   The City’s Transportation Element requires the City to maintain a concurrency management 

system.  The project’s Transportation Impact Statement (TIS) demonstrates that the proposed amendments do 

not cause any roadways to operate below their recommended minimum Level of Service Standards as identified 

in the Transportation Element. Several roadway segments within the Study Area are shown to operate below the 

recommended minimum Level of Service standards in the short term (5year) and long term (20 year) analyses. 

These segments are considered a Pre-Existing deficiency. The applicant will work with the city to address the 

projected deficiencies and anticipates that transportation impacts will be addressed as part of a Developer 

Agreement for this project.    
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The Transportation Element also contains objectives and policies such as Objective 1.1 and Objective 1.2 to 

increase mobility and improve all travel modes.  The proposed MPD incorporates the city’s complete streets 

requirements that have been implemented under LDC Section 3-303 and provides an extensive network of on-

road and off-road bicycle and pedestrian facilities.  These facilities will interconnect neighborhoods, parks, 

conservation areas and recreational facilities. As transit is extended to this area, the project will accommodate a 

transit stop to service residents.   

 

Objective 1.1: The City shall increase mobility for all modes of travel within the City, including vehicles, bicycles, 

pedestrians and transit. 

 

Analysis:   Development within the Imperial District will promote “complete streets” design and will 

incorporate an extensive network of on-road and off-road bicycle and pedestrian facilities.  These facilities 

will interconnect neighborhoods, parks, conservation areas and recreational facilities. As transit is 

extended to this area, the project will accommodate a transit stop to service residents.  

 

CONSERVATION/COASTAL MANAGEMENT ELEMENT 

 

Objective 16.4: The City will take measures to ensure that groundwater and other resource quality in the Density 

Reduction Groundwater Resource (DRGR) area is maintained or improved.  

 

Policy 16.4.1: Within one year of adoption of its Comprehensive Plan, the City shall undertake a study to identify 

the types and intensity of uses that should be allowed within the DRGR, and to determine the most effective and 

appropriate techniques to ensure the maintenance of adequate quantity and quality of surface and groundwater 

resources. The study shall include, but shall not be limited to, evaluation of the following factors in the study area:  

a. Subsurface and surface water resources. 

b. Existing uses and those having received approval prior to the adoption of the City's Comprehensive Plan.  

c. Soils, wetlands, habitats and species and their quantity and quality. 

d. The Imperial River and its historical and present floodways and flowways. 

e. Drainage and stormwater patterns and flooding. 

f. Long term water and wastewater supply and disposal needs and plans of Bonita Springs Utilities.  

g. Applicable resource protection measures and those contained in the City's Comprehensive Plan and Land 

Development Regulations.  

h. Allowable uses and their density and intensity. 

i. Existing and planned infrastructure in and affecting the area. 

j. SFWMD and County ownership in, and projects affecting, the area. 
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k. Potential positive or negative effects of possible new land uses on the resource base(s) and new or 

amended best environmental management practices needed by the City for their control. At a minimum 

references will be to the FDEP "Florida Development Manual Chapter 6 Stormwater and Erosion Sediment 

Control BMPS for developing areas" and the University of Florida center for government responsibility 

"Guide to Local Groundwater Protection in Florida" Vol. 1—3.  

 

Analysis:  Please see the analysis provided for FLUE Policy 1.7.1.  

 

Policy 16.4.2: Upon completion of the study referred to in Policy 16.3.1, the City shall prepare an amendment to 

its Comprehensive Plan identifying the land uses considered most appropriate in the DRGR and the resource 

protection measures and practices necessary to ensure its continued viability and submit this amendment for 

review by the Florida Department of Community Affairs and other appropriate agencies. 

 

Analysis:  Please see the analysis provided for FLUE Policy 1.7.2.  

 

Goal 7: Resource Protection. To manage the City's wetland and upland ecosystem so as to maintain and enhance 

native habitats, floral and faunal species diversity, water quality, and natural surface water characteristics. 

 

Analysis:  All applicable goals, objectives, and policies of the Bonita Plan will apply to the Imperial District. 

The project does not contain rare and unique upland habitats and the only existing wetlands will be 

protected, restored and incorporated within a ±21-acre flow-way/filter marsh. 

 

Policy 7.2.3: The City shall, when providing new infrastructure, avoid disrupting the natural functions of significant 

natural systems within the City by using the following process: 

 

a. At a minimum, "Significant natural system" (SNS) shall include the estuary, including Spring Creek and the 

Imperial River and its tributaries, and environmentally sensitive lands as defined in Policy 7.1.1 d.2. 

 

Analysis:   All relevant goals, objectives, and policies of the Bonita Plan will continue to apply to the 

Imperial District. The project area does not contain significant natural systems, but does contain low 

quality wetlands (approx. 4.08 acres), that are heavily infested with exotics.  The project will provide for 

the on-site restoration of wetland functions. 

 

Policy 7.2.8: The City shall use regulations and incentives, such as the following for preserving and planting native 

plant species and for controlling invasive exotic plants, particularly within environmentally sensitive areas: 
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Analysis:    All relevant goals, objectives, and policies of the Bonita Plan will continue to apply to the 

Imperial District. The project area will remove invasive exotic vegetation and maintain control of exotics 

in perpetuity. 

 

Policy 7.3.1: The City shall encourage upland preservation in and around preserved wetlands to provide habitat 

diversity, enhance edge effect, and promote wildlife conservation by including incentives in the City's open space 

requirements for using preserved native vegetation areas as upland buffers to natural water bodies. This incentive 

shall consist of a maximum of ten percent as referred to within Policy 7.2.2c. 

 

Analysis:   The proposed Imperial District requires that, as part of the required Planned Development 

rezoning process, future projects include a minimum of 60% open space in order to implement a 

combination of any of the following: flow-ways, buffers and landscaped areas, lakes, parks, conservation 

areas, active and passive recreation areas, outdoor active and passive public use areas, private yards, 

nature trails, and retention areas. 

 

Policy 7.4.4: The City shall restrict the use of protected plant and wildlife species habitats to that which is 

compatible with the requirements of endangered and threatened species and species of special concern. New 

developments shall protect remnants of viable habitats when listed vegetative and wildlife species inhabit a tract 

slated for development, except where equivalent mitigation is provided based on the recommendations of the 

Florida Fish and Wildlife Conservation Commission. 

 

Analysis:   The only remnant wetland area does not provide habitat for listed plants or animals.  However, 

it will be restored, protected and incorporated within a ±21-acre flow-way/filter marsh that will create 

foraging habitat for listed wading birds. 

 

Goal 15: Wetlands. The City shall maintain and enforce a regulatory program for development in wetlands that is 

cost-effective, complements federal and state permitting processes, and protects the fragile ecological 

characteristics of wetland systems. 

 

Policy 15.1.6: The natural functions of wetlands located in the City, as identified in the wetland inventory and 

evaluation contained in the Conservation/Coastal Management Element, shall be maintained and not degraded; 

and, degraded wetlands shall be restored whenever possible. 

 

Analysis:   Wetland functions will be maintained.  The project will restore and/or create viable on-site 

wetlands that will function as habitat for wildlife, water quality treatment, and water storage.  The 

restored and/or created wetlands will provide values and functions greater than the existing, degraded 
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wetlands.  Stormwater facilities will be designed in accordance with applicable regulations and will 

incorporate on-site wetland systems. 

 

Goal 16: Water Quality. To ensure that water quality is maintained or improved for the protection of the 

environment and people of the City of Bonita Springs. 

 

Objective 16.3: Incorporation of Green Infrastructure into the Surface Water Management System. The long-term 

benefits of incorporating green infrastructure as part of the surface water management system include improved 

water quality, improved air quality, improved water recharge/infiltration, water storage, wildlife habitat, 

recreational opportunities, and visual relief within the urban environment. 

 

Analysis:   The Imperial District incorporates applicable recommendations of the Citizens Water Strategy 

Task Force.  The project will incorporate green infrastructure into the surface water management system 

by creating an adjacent off-site flow-way, building lakes with upland pre-treatment areas and enhanced 

littoral plantings, directing surface runoff to swales planted with native grasses, and restoring or creating 

wetlands that serve as filtration marshes and habitat for wildlife. The Imperial District will include a 

regional water quality flow-way/filter marsh that will provide area-wide benefits. This ±21-acre flow-

way/filter marsh that will serve as an important environmental feature as well as provide water quantity 

storage and nutrient reduction.  This improvement can potentially help the City with flood prevention 

control and assist in the Imperial River and City in meeting its Total Nitrogen (TN) reduction goals. 

 

Policy 16.3.2: The City will require new developments to design their surface water management system to 

incorporate existing wetland systems. 

 

Analysis:  Again, the existing wetlands will be restored, protected and incorporated within a regional flow-

way/filter marsh that will provide water quality treatment and restored habitat for wildlife. The surface 

water management system will also include lakes with enhanced littoral plantings and vegetated swales 

planted with native grasses. 

 

HOUSING ELEMENT 

 

Objective 1.1: Housing Availability - Provide for an amount and distribution of residential land in the City adequate 

to allow for a variety of housing types, including mobile and manufactured homes, and sites for very low, low and 

moderate income households, sufficient to meet the needs of the 24,200 resident households projected to reside 

in the City in the year 2012.  
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Policy 1.1.1: The Future Land Use Map shall designate lands for development at a range of residential densities 

suitable for single-family, multi-family, mobile and manufactured housing in residential, commercial and mixed-

use categories sufficient to accommodate the existing population and anticipated growth over the planning period. 

 

Analysis: The Imperial District will help the City provide lands that will accommodate its anticipated 

population growth and that will allow for a range of housing types and supporting neighborhood 

commercial uses.   

 

 

INFRASTRUCTURE ELEMENT 

 

POTABLE WATER SUB-ELEMENT 

 

Objective 1.1: The City shall continue to ensure the provision of acceptable levels of potable water service 

throughout the City, indirectly through franchised utility companies. 

 

Policy 1.2.1: The City shall encourage residential uses, and require nonresidential uses, to connect to central 

potable water utility when potable water lines have been installed immediately adjoining the property and service 

is available. 

 

Analysis:  The Imperial District requires that all development connect to public water and sewer service. 

The subject property is located within the Bonita Springs Utilities (BSU) water service area. The water 

infrastructure serving the development will be permitted and constructed by the Developer and 

subsequently dedicated to BSU upon certification of the system to place into service.  

 

Based upon an estimated 700 residential units and 54,450 square feet of commercial space proposed, this 

results in a demand of 190,750 GPD. The BSU Water Treatment Plant has adequate capacity, with an 

additional 7.59 million gallons of water per day, to provide service to the project. The expected increase 

in flows can be accommodated by BSU without revisions to the current regional potable water system.  

 

SANITARY SEWER SUB-ELEMENT 

 

Objective 1.1: The City shall continue to ensure the provision of acceptable levels of sanitary sewer service 

throughout the City, indirectly through franchised utility companies. 
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Policy 1.2.1: The City shall require on-site sewage disposal systems to connect to central sanitary sewer when 

sanitary collection lines have been installed immediately adjoining, and service is available to, the property served 

by the on-site system. 

 

Analysis:  The Imperial District requires that all development connect to public water and sewer service.  

The property is located within the Bonita Springs Utilities (BSU) wastewater service area. This proposed 

land use is expected to generate an average daily wastewater flow of 152,600 gallons per day at build-out 

for the anticipated 700 residential units and 54,450 square feet of commercial space. The existing system 

has the available capacity to treat an additional 6.33 million gallons of effluent per day. No improvements 

to BSU’s regional wastewater system will be necessary to service the additional demand.  

 

SOLID WASTE SUB-ELEMENT  

 

Goal 1: To ensure the health, safety and general welfare of the citizens of Bonita Springs through the proper 

management and disposal of solid waste. 

 

Analysis:  All relevant goals, objectives, and policies of the Bonita Plan will continue to apply to the 

Imperial District.  

 

The comprehensive plan indicates that the minimum acceptable level of service standards for availability 

of solid waste disposal shall be 7 pounds per capita per day.  Development within the Imperial District will 

have no impact on solid waste disposal, which will be contracted through Lee County to a private waste 

hauler.  

 

STORMWATER MANAGEMENT/AQUIFER RECHARGE SUB-ELEMENT  

 

Goal 1: To protect and improve the quality of receiving waters and natural areas and the functions of natural 

groundwater aquifer recharge areas while also providing flood protection for existing and future development.  

 

Objective 1.1: Improve stormwater management, in terms of both quantity and quality, within the City. 

 

Analysis:  The proposed Imperial District requires proposed development to provide treatment which 

meets or exceeds 10% over the required 1.5 inches in accordance with SFWMD design and permit criteria. 

In addition to the minimum of 1.5 inches of water quality treatment, the Imperial District also requires 

0.5” of additional storage. 
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Objective 1.3: To protect the City's groundwater supplies from those activities having the potential for depleting 

or degrading those supplies. 

 

Analysis:  The Imperial District requires a Hydrological Restoration Plan to ensure proposed development 

demonstrates that it will not deplete or degrade the City’s groundwater supply.  

 

It is anticipated that the proposed district will improve existing groundwater conditions through addition 

of control structures and filter marshes. The elimination of the ditch and direct outfall condition will 

achieve on-site pre-agricultural water levels. The surface water management system for the project will 

raise existing water levels to pre-agricultural development levels, providing increased recharge potential 

to the groundwater table.  

 

RECREATION/ OPEN SPACE ELEMENT 

 

Objective 1.1: Ensure that adequate active recreation in the form of regional parks is available to the residents 

and visitors of the City of Bonita Springs.  

 

Policy 1.1.1: The City's adopted level of service for parks shall be:  

Regional parks: six acres per 1,000 resident and seasonal population.  

Community parks: one acre per 1,000 resident and seasonal population 

 

Analysis:  All relevant goals, objectives, and policies of the Bonita Plan will continue to apply to the  

Imperial District. The Imperial District will provide residents active and passive recreational space through 

the development of an internal park, open space and native habitat areas.  Access will also be provided 

to adjacent conservation lands (if allowed) and the City’s park within the adjacent Conservation Fringe 

Future Land Use category. Compliance with this policy is addressed in detail as part of the Public Facilities 

Impact analysis. 
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Effect on Population 

The proposed amendment will not affect population projections for Bonita Springs.  It will, however, provide 

developable land to accommodate the future population growth already anticipated.  The proposed amendment 

will allow a maximum of 700 units.  At 2.44 persons per household (United States Census, QuickFacts, Bonita 

Springs city, Florida; 2014-2018) the proposed district would accommodate approximately 1,708 people. 

 

According to the City’s 2016 Evaluation and Appraisal Report (EAR), “if the city grows at its previous rate, the 

combined permanent and seasonal population is projected to rise from 77,675 in 2015 to 112,093 in 2040. Based 

on the average household size of 2.63 residents per unit, this could translate into roughly 13,000 additional units 

in the City to accommodate the projected population growth.” 

 

The EAR includes a vacant land analysis that estimates how many total units could be developed on that vacant 

land.  The study concludes that the limited developable vacant land (see vacant land exhibit from 2016 EAR below) 

can accommodate 15,025 units. 

 

While the City technically has enough capacity on its future land use map to accommodate the projected 

population, it can be argued that the developable land supply is very limited and that much of the vacant land 

remaining will be built at densities lower than the maximum allowable.  The lower development densities are due 

to site conditions, environment restrictions, open space and preserve requirements, and the need to ensure 

compatibility with existing lower density residential communities.   

 

Limited land supply invariably leads to escalating land costs and increasing home prices. This could potentially 

exacerbate the housing affordability challenge within the city.  As such, increasing the amount of developable land 

can help the city meet projected land and housing demand in the future.  

 

The current projections tell us that the City of Bonita Springs will remain a very attractive place for people to 

relocate and that in-migration will continue to fuel growth and demand for housing.  The proposed Imperial 

District will help the City keep pace with the increasing population and will provide housing supply in the form of 

a quality development that provides a variety of housing types, complementary commercial uses, recreational 

amenities, parks, open space and functional natural habitat. 
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Source: 2016 EAR 
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Effect on Surrounding Local Governments   

The size and scale of the proposed Imperial District does not rise to the level of having a regional impact and 

affecting surrounding local government. The proposed Imperial District is consistent with the goals, objectives, 

and policies of adjacent jurisdiction and advances mutual water resource objectives.  The Imperial District can 

provide regional benefits by contributing to improved hydrological conditions within the Imperial Basin which is 

downstream from Lee County Lands. 

 

The proposed district represents infill development that is compatible with surrounding existing and planned uses.  

The proposed district abuts the Larry Kiker Preserve and Lee County to the north.  The Imperial District is bermed 

and physically separated and buffered from the abutting preserve.  A portion of the project abuts Lee County 

lands where potential upsteam flows could be directed to the 21-acre flow-way that will be provided as part of 

the district.  
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Relevant State and Regional Policy Plan Goals & Objectives  

State Comprehensive Plan  

With the sweeping changes to Florida’s growth management law resulting from the Community Planning Act of 

2011 (HB 7207), the State’s focus, in terms of Growth Management and Land Use regulation was narrowed to 

matters of critical State concern.  As such, the consistency requirement between local comprehensive plans and 

the state comprehensive plan was eliminated.  Nonetheless, the following addresses how the proposed Imperial 

District can further State’s Comprehensive Plan Goals (and applicable Objectives): 

(7) WATER RESOURCES.— 

Goal.—Florida shall assure the availability of an adequate supply of water for all competing uses deemed 

reasonable and beneficial and shall maintain the functions of natural systems and the overall present level 

of surface and ground water quality. Florida shall improve and restore the quality of waters not presently 

meeting water quality standards. 

(9) NATURAL SYSTEMS AND RECREATIONAL LANDS.— 

 Goal.—Florida shall protect and acquire unique natural habitats and ecological systems, such as wetlands, 

tropical hardwood hammocks, palm hammocks, and virgin longleaf pine forests, and restore degraded 

natural systems to a functional condition. 

(14) PROPERTY RIGHTS.— 

Goal.—Florida shall protect private property rights and recognize the existence of legitimate and often 

competing public and private interests in land use regulations and other government action. 

(15) LAND USE.— 

Goal.—In recognition of the importance of preserving the natural resources and enhancing the quality of 

life of the state, development shall be directed to those areas which have in place, or have agreements 

to provide, the land and water resources, fiscal abilities, and service capacity to accommodate growth in 

an environmentally acceptable manner. 

(24) EMPLOYMENT.— 

Goal.—Florida shall promote economic opportunities for its unemployed and economically disadvantaged 

residents. 

 

Southwest Florida Regional Planning Council Strategic Regional Policy Plan (SRPP) 

The proposed amendment can contribute to or further the following Goals and related Strategies of the SRPP: 

Economic Element 

Goal: 1 

Strategy: Maintain the physical infrastructure to meet growth demands 

Strategy: Ensure the adequacy of lands for commercial and industrial centers, with suitable services provided. 
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Natural Resources Element 

Goal 3: The Florida Department of Environmental Protection, Water Management Districts, and local governments 

must have programs based on scientific modeling to protect surface water, potable wells, wellfields and 

contributing areas from contamination. 

 

Livable Communities - Natural Resources  

Goal 2: Livable communities designed to improve quality of life and to provide for the sustainability of our natural 

resources.  

Strategy: Promote through the Council’s review roles community design and development principles that protect 

the Region’s natural resources and provide for an improved quality of life … support implementation where 

possible development concepts put forth by Cross Streets, Low Impact Design, Fit-Friendly Southwest Florida, 

Climate Prosperity, Food Systems Planning, and other initiatives consistent with the mission of the SWFRPC. 

 

Livable Communities - Affordable Housing  

Goal 4: Southwest Florida will develop (or redevelop) communities that are livable and offer residents a wide 

range of housing and employment opportunities.  

Strategy: Development livable, integrated communities that offer residents a high quality of life.   

 

Livable Communities - Transportation  

Goal 5: Livable communities designed to affect behavior, improve quality of life and responsive to community 

needs.  

Strategy: Promote through the Council’s review function a good environment for driving, walking, bicycling, and 

public transit using a highly connected network of public streets, green space, and community centers. 

 









 

Page 1 

 

6610 Willow Park Drive Suite 200 Naples, FL 34109 | (239) 597-0575 | Fax (239) 597-0578 

www.consult-rwa.com 

 
K:\2019\190117.00.01 Hardworking Americans LLC Property\0001 Planning Scope of Services\0002 Comprehensive Plan Amendment\Working Docs\5-1-2020 Client Draft Application\18 - Urban 

Sprawl Analysis (rev 1).docx 

 

 

 
Imperial District 

Urban Sprawl Analysis 
 

 

“Urban Sprawl” is defined in Florida Statutes (163.3164) and the City of Bonita Springs Comprehensive 

Plan as,  

 

“A development pattern characterized by low density, automobile-dependent 

development with either a single use or multiple uses that are not functionally related, 

requiring the extension of public facilities and services in an inefficient manner, and 

failing to provide a clear separation between urban and rural uses [Bolded for 

emphasis].” 

 

The subject property is located within City boundaries, an urbanized area, and within the urban services 

boundary.  The property will be served by public facilities and services (i.e., water, sanitary sewer, gas, 

solid waste, police, and fire protection, and paved roads). There is available capacity as confirmed by the 

applicable letters of service availability provided as part of this application, and to the degree necessary, 

any improvements to the transportation network or to other public facilities which are related to capacity 

concurrency, or levels of service will be addressed by any or all of the following: (a) payment of impact 

fees; (b) dedication or grant of easements/property necessary to achieve needed improvements; and (c) 

fair share contributions for infrastructure improvements. 

 

The state provides through Florida Statute 163.3177(6)(a)9.a, a series of indicators that a comprehensive 

plan or an amendment to the plan does not discourage the proliferation of urban sprawl.  The following 

is an analysis of each indicator as applied to the proposed comprehensive plan amendment: 

 

(I) Promotes, allows, or designates for development substantial areas of the jurisdiction to develop as 

low-intensity, low-density, or single-use development or uses. 

 

The proposed plan amendment establishes a density appropriate for this area of the city.  The proposed 

Imperial District FLU category is consistent with an infill transitional development pattern which provides 

a density gradient from the higher density/intensity lands west of I-75 to the lower density/intensity lands 

moving east into the rural lands of Lee County.  Directly west of the subject property is the existing Citrus 

Park with a density of approximately 3.7 du/acre.   To the east, the Bonita Grande Mine was recently 

granted approval of a comprehensive plan amendment (Conservation Fringe FLU category) to allow a 

maximum density of 0.522 dwelling units per gross acre.  The proposed maximum density of the Imperial 
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District of 2.13 du/acre (700 dwelling units/328 gross acres) falls between the 3.7 du/acre and 0.522 

du/acre and represents an appropriate transitional density between those two projects. As determined 

by the city’s latest 2016 EAR, there continues to be a demonstrated need for additional 

housing/residential acreage, based on current population projections and an analysis of available vacant 

land.  The Imperial District FLU category helps to provide this future housing need.  Last, the proposed 

Imperial District FLU category standards provides for a mixed-use development, which helps to discourage 

a single-use development. 

 

(II) Promotes, allows, or designates significant amounts of urban development to occur in rural areas at 

substantial distances from existing urban areas while not using undeveloped lands that are available 

and suitable for development. 

 

The subject property is bordered by urbanized/suburban residential development to the west and, as 

stated previously, future residential development to the east.  The subject property is not within a rural 

area. Rather, it is within an urbanized city and an established urban services boundary.  Also, as referenced 

in the consistency narrative, the Barraco report (2013 North East Quadrant Land Use Plan) has identified 

that approximately 35% of DRGR designated lands are developed with uses inconsistent with the 

designation, and approximately 71% are urbanized and/or altered for agriculture, mining, or residential 

uses. Creation and implementation of the Imperial District will not result in or promote “leap frog” 

development.   

 

(III) Promotes, allows, or designates urban development in radial, strip, isolated, or ribbon patterns 

generally emanating from existing urban developments. 

 

The proposed Imperial District FLU category and the future Saphira mixed-use planned development do 

not propose a radial, strip, isolated, or ribbon urban development pattern.  The subject property is 

surrounded by existing and planned future development that have been determined to not promote 

urban sprawl.  Again, the Barraco report has identified that approximately 35% of DRGR designated lands 

are developed with uses inconsistent with the designation, and approximately 71% are urbanized and/or 

altered for agriculture, mining, or residential uses.  Additionally, implementation of the Imperial District 

category requires an evaluation of the location of the project with respect to existing urban boundaries 

and services as part of the required planned development.   

 

(IV) Fails to adequately protect and conserve natural resources, such as wetlands, floodplains, native 

vegetation, environmentally sensitive areas, natural groundwater aquifer recharge areas, lakes, rivers, 

shorelines, beaches, bays, estuarine systems, and other significant natural systems. 
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The subject property has been bermed, diked, cleared and significantly impacted over time by agricultural 

activities.  The primary uses of the subject property are improved pasture, croplands, and vacant lands 

impacted by mixed exotic vegetation.  Surface water management is addressed through a series of 

engineered mechanical pumps and piping.  Based on the environmental assessment, the subject property 

lacks any rare and unique uplands, contains approximately 4.08 acres (1.3%) of jurisdictional wetlands, 

and has no native upland vegetation.   

 

The Imperial District FLU category will assist in protecting and conserving natural resources by 

transforming/restoring these impacted lands to further the city’s long-term goals of protecting 

groundwater and improving surface water management in this area.  This will be done through 

implementing water quality and quantity measures recommended by numerous studies, the Water 

Strategy Task Force, and standards outlined as part of the planned development rezoning process.  

 

(V) Fails to adequately protect adjacent agricultural areas and activities, including silviculture, active 

agricultural and silvicultural activities, passive agricultural activities, and dormant, unique, and prime 

farmlands and soils. 

 

Neither the proposed Imperial District FLU category nor the proposed Saphira mixed-use planned 

development project impedes, degrades, or in any way negatively affects agricultural use in its vicinity.  

There are active agricultural croplands (citrus farm) adjacent to the subject property.  These existing 

croplands and agricultural activities have coexisted with the adjacent residential development to its west 

as well as the mining activity to the east.   

 

(VI) Fails to maximize use of existing public facilities and services. 

 

The proposed Imperial District FLU category requires connection to water and sanitary sewer utilities 

provided by the Bonita Springs Utilities.  Any cost associated with extending existing infrastructure will be 

the responsibility of the future developer and the extension will help ensure a cost-effective and efficient 

utilization of that existing infrastructure.   

 

(VII) Fails to maximize use of future public facilities and services. 

 

The project site is essentially surrounded by developed properties and represents an appropriate location 

for continued development while furthering the efficient utilization of planned infrastructure. Future 

development will ensure efficient utilization of capacity improvements planned for Bonita Springs 

Utilities.  
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(VIII) Allows for land use patterns or timing which disproportionately increase the cost in time, money, 

and energy of providing and maintaining facilities and services, including roads, potable water, sanitary 

sewer, stormwater management, law enforcement, education, health care, fire and emergency 

response, and general government. 

 

The proposed Imperial District FLU category does not increase the time, money, and energy required to 

provide and maintain infrastructure and public services in the area.  As described previously, the proposed 

project is primarily surrounded by developed properties to the east, west, and south and there are existing 

services (roads, sanitary sewer and potable water, emergency services) available at or able to be provided 

to this location. Additionally, the city has mechanisms in place, including impact fees, fair share 

contributions, and developer agreements, to ensure that the Imperial District does not impose a 

disproportionate cost to the city. 

 

(IX) Fails to provide a clear separation between rural and urban uses. 

 

The Imperial District does not contribute to a failure to provide a clear separation between rural and urban 

uses.  As stated previously, the subject property is adjacent to existing residential development to the 

west, an existing mine and a future residential planned development to the east, and some sporadic 

residential and agricultural uses located nearby.  What is proposed is a development pattern that 

promotes the transition from higher density to the west to lower density moving east toward rural lands 

in Lee County.  The transitional density 2.13 du/ac is consistent with the recommendations outlined in the 

numerous DRGR studies conducted for the city. 

 

(X) Discourages or inhibits infill development or the redevelopment of existing neighborhoods and 

communities. 

 

The intent of the proposed Imperial District FLU category is to provide an opportunity for infill 

development.  The analysis of vacant land within the city identifies limited opportunities for significant 

infill development.  Additionally, the demand for new development providing amenities, recreational 

opportunities, parks, and open space is high based on the projected population growth for the city and 

surrounding jurisdictions.  The existing residential neighborhoods to the west and the planned 

development to the east demonstrate the appropriateness of the proposed amendment that will allow 

infill development in that area. 

 

(XI) Fails to encourage a functional mix of uses. 

 

The proposed Imperial District FLU category encourages a functional mix of uses while providing a public 

benefit by enhancing water resources.  As proposed by the Imperial District, neighborhood convenience 
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commercial uses will be permitted under specific conditions and designed to meet the needs and of 

district residents and adjacent properties.  The Imperial District complements the wide range of existing 

uses nearby. 

 

(XII) Results in poor accessibility among linked or related land uses. 

 

A road network exists within the surrounding areas of the subject property with designated access to the 

project site from Bonita Grande Drive via Citrus Park Boulevard. Additionally, the required planned 

development review process will ensure that proper vehicular and pedestrian access is provided and that 

development occurs in a planned and thoughtful manner.  The planned development will implement 

Complete Streets design elements as required by LDC Sec. 3-303, and will support transit service, as that 

service becomes available.  The proposed planned development is designed to provide accessibility 

between the residential and commercial use that will also be accessible neighboring residents. 

 

(XIII) Results in the loss of significant amounts of functional open space. 

 

The proposed Imperial District FLU category and subsequent planned development will not result in the 

loss of functional open space.  The majority of DRGR designated land within the subject property is 

currently developed with agriculture and a single residential use, with little to no functional open space 

provided. As required by the Imperial District, and as implemented through the planned development 

process, future development will provide a minimum of 60% open space. Common open space and 

recreational amenities, such as multiuse trails/greenways, will also be provided to interconnect users both 

within the development and to adjacent public open space and designated park lands. 
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Imperial District 

Analysis of Policies 1.1.7 and 1.1.21  

Policy 1.7.1: In order to best protect ground water resources, by year-end 2004, the City shall have completed a 

study to identify the types and intensity of uses that should be allowed within the DRGR area, and to determine 

the most effective and appropriate techniques to ensure the maintenance of adequate quantity and quality of 

surface and groundwater resources. The study shall include, but shall not be limited to, evaluation of the following 

factors in the study area:  

 

a. Subsurface and surface water resources. 

b. Existing uses and those having received approval prior to the adoption of the City's Comprehensive Plan.  

c. Soils, wetlands, habitats and species and their quantity and quality. 

d. The Imperial River and its historical and present floodways and flow ways. 

e. Drainage and stormwater patterns and flooding. 

f. The long term water and wastewater supply and disposal needs and plans of Bonita Springs Utilities.  

g. Resource protection measures applicable and contained in the City's Comprehensive Plan and land 

development regulations.  

h. Allowable uses and their density and intensity. 

i. Existing and planned infrastructure in and affecting the area. 

j. SFWMD and County ownership in and projects affecting the area. 

k. Potential positive or negative effects of possible new land uses on the resource base(s) and new or 

amended best environmental management practices needed by the City to further its control.  

 

Response:   As describe in the Comprehensive Plan Consistency Analysis, multiple planning studies have 

been conducted for the DRGR.  The Rawl, Delisi, and Barraco reports all conclude that current density 

limitations are too restrictive.  They recommend allowing appropriate development opportunities and 

implementing best management practices associated with water resource management and protection 

coupled with sustainable community design and green building practices.  

The City also established a Citizens Water Strategy Task Force that evaluated land use issues within the 

DRGR and made a final recommendation to the City in December 2014.  

 

The Imperial District is being proposed in recognition that low-density residential and complementary 

neighborhood commercial development is appropriate for this area and that a thoughtful and carefully 

planned community can be compatible with surrounding land uses and can contribute to the City’s water 

resource improvements and initiatives. 
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Further, this Comprehensive Plan Amendment is being requested to assign an appropriate Future Land 

Use category to a property that has been bermed, diked, cleared and severely impacted by agricultural 

uses prior to incorporation of the City and adoption of its Comprehensive Plan; is surrounded by existing 

and proposed development; and is devoid of environmentally sensitive habitat except for a small 4.08-

acre wetland that will be restored, preserved and incorporated in the project design.  

The Imperial District also recognizes the subject property’s strategic location proximate to large 

conservation areas and its ability to implement and further the City’s long-term goals of protecting 

groundwater and improving surface water management in eastern Bonita.   

The Imperial District incorporates applicable recommendations of the Task Force to ensure protection and 

enhancement of water resources. The Imperial District establishes a framework to allow development at 

an appropriate scale while protecting the quantity and quality of surface and groundwater resources. 

Consistency with the Water Strategy Task Force recommendations is analyzed in detail as part of the 

Comprehensive Plan Consistency Analysis. As discussed in that document, subsurface and surface water 

resources will be improved and enhanced by future development in the Imperial District.  The district 

contains multiple conditions that require water quantity and water quality measures and best 

management practices as part of future development.  Planning condition #1 requires an Enhanced Lake 

Management Plan, a Hydrological Restoration Plan, and an Indigenous Management Plan. Planning 

condition #3 requires Florida-friendly landscaping and low irrigation requirements.  Planning conditions 

#4 & #5 require enhanced water quality standards.  Planning condition #6 requires connection to public 

utilities and #7 addresses the protection existing and proposed water wells.  Planning condition #8 

promotes low impact roadway design, linear filter marsh retention elements and other “green” roadway 

design features. Condition #10 requires the delivery of a regional water-quality and conveyance flow-way.   

 

The finalized development project will provide created wetland habitat, including foraging habitat for 

listed wading birds. The subject property is adjacent to BSU’s operational facility and will not adversely 

affect the long-term water and wastewater supply and disposal needs of the utility. The project represents 

infill development and is surrounded by existing or future development to the east, south and west. The 

project will have access to potable water and sanitary sewer. The development will have positive effects 

on water resources; will comply with best environmental management practices as recommended by the 

City and by the SFWMD; and will improve surface and subsurface water quality.  

 

Policy 1.1.21 Density Reduction Groundwater Resource (DRGR) – Intended to recognize geographic areas that 

provide significant recharge to aquifer systems associated with existing potable water wellfields or future wellfield 

development. Land uses in these areas must be compatible with maintaining surface and groundwater levels at 

their historic levels. Allowable land uses are limited to conservation uses; agriculture; residential uses at a 
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maximum density of one dwelling unit per 10 gross acres; public uses; non-profit recreational uses and essential 

services needed for health safety and general welfare of the community such as lift stations, utility lines, equipment 

and appurtenances necessary for such systems to furnish adequate levels of service.  

 

Response:   The numerous DRGR studies and comprehensive plan policies such as FLUE Policy 1.7.1 

recognize that existing uses and densities within the DRGR are inconsistent with Policy 1.1.21 and that 

this policy should be revised to allow appropriate uses at an appropriate scale and incorporate appropriate 

measures to safeguard surface and subsurface water resources. 

 

The proposed Imperial District will help the City comply with its own comprehensive plan policies by 

bringing a balanced approach to land formerly designated as DRGR.  The proposed Imperial District allows 

for development at lower densities and intensities while also being true to Policy 1.1.21 by protecting 

and/or enhancing wellfields, groundwater, and surface water resources.  

 

Appropriate forms of development and appropriate water resource and environmental protection 

measures are required within the Imperial District FLU category and implementation will be ensured via 

the mandated Planned Development review and approval process.  A detailed analysis of how the 

proposed amendment is consistent with the comprehensive plan and the Water Strategy Task Force 

recommendation is presented within the Comprehensive Plan Consistency narrative.   

 

In summary, given the fact that the property has been bermed, diked, cleared and severely impacted by 

agricultural uses prior to incorporation of the City and adoption of its Comprehensive Plan; is surrounded 

by existing and proposed development; and is devoid of environmentally sensitive habitat except for a 

small 4.08-acre wetland that will be restored, preserved and incorporated into a restored and created 

regional flow-way support our conclusion that the proposed project will improve existing conditions and 

provide water resource and environmental benefits. 
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IMPERIAL DISTRICT AND SAPHIRA MIXED USE PLANNED DEVELOPMENT 
SUPPLEMENT:  Pre-application Neighborhood Meeting Documents 

 
Meeting Summary: 
A Pre-application Neighborhood Meeting was held on Friday, June 26, 2020, at 5:00pm at the Bonita Springs 
Fire Control & Rescue District facility, 27701 Bonita Grande Drive, Bonita Springs, FL  34135. 
 
Attendees are as follows: 

• Project Team: 
o Brian Farrar, President - BCF Management Group, LLC  
o Patrick Vanasse, AICP, RWA Engineering 
o Kenrick Gallander, AICP, RWA Engineering 
o Mike Pappas, P.E., RWA Engineering 
o Sarah Spector, Esq., Roetzel and Andress 
o Shane Johnson, Passarella & Associates 
o Ted Treesh, TR Transportation Consultants, Inc. 
o Kirk Martin, Water Science Associates 
o Michael Jessich, Water Science Associates 

• Public: 
o Rick Salaton 
o G. Don Thomson 
o Roswilka Fey 
o George Cardosa 
o Mandy West (Zoom attendee) 
o Susan Tiano (Zoom attendee) 
o Martin Trost (Zoom attendee) 
o Kurt Fandell (Zoom attendee) 
o Keith Jennings (Zoom attendee) 

 
Presentation Summary (Started at 5:00 pm): 
NOTE:  There were technical difficulties with the initial Zoom meeting presentation.  We were able to correct the 
issue and conducted the presentation again at 5:30pm.  For reference, the presentation with audio begins 
approximately at the 29 minute and 40 second point. 
 
The Mr. Farrar began the meeting introducing himself, the Project Team, and providing a brief introduction of the 
subject property.  Mr. Farrar then introduced Mr. Vanasse to review the two projects: A Comprehensive Plan 
amendment and Rezoning.  Mr. Vanasse provided an overview of the subject property location and the proposed 

http://www.consult-rwa.com/
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mixed use planned development.  There will be both residential and commercial uses, wide array of clubhouse 
amenities, parks, open space, restored flow-way and wetland area.  Mr. Vanasse then outlined the Comprehensive 
Plan Amendment to create a new Future Land Use category named the “Imperial District” from the existing DRGR 
FLU category.  In conjunction to the Comp Plan Amendment, the applicant/owner will be submitting an application 
to rezone the property from AG-2 and MH-2 to Mixed-Use Planned Development.   
 
Mr. Vanasse continued to provide details of the proposed Imperial District that will be required, such as the 
Enhanced Lake Management Plan, Hydrological Restoration Plan, and an Indigenous Management Plan.  The 
overall focus is to eliminate agricultural uses, improve water resources, environmental conditions and provide 
quality residential options.  Mr. Vanasse moved to detail the rezone application to implement the Imperial District.  
The Planned Development rezone to a mixed-use development provides greater details to implement the goals, 
objectives, and policies of the Imperial District.  The planned development is proposed to consist of 700 dwelling 
units and 54,450 SF neighborhood commercial uses.  He detailed the Master Concept Plan identifying the three 
distinct neighborhoods, development standards, open space, connectivity for pedestrian and bicyclist activities 
throughout the development, and focus on the proposed environmental/flow-way features. 
 
Mr. Vanasse ended with an overview of the upcoming application review process. We will also be conducting a 
second neighborhood meeting after city staff review and then towards multiple public hearings at the city. 
 
Mr. Farrar followed up and opened the floor to questions. 
 
Questions/Comments/Concerns/Issues Summary: 

1. What road access will be used?  Primary access will be off Bonita Grande and will use the Citrus Park Blvd. 
2. Will there be buffering and will it be secured from their park?  It will be secured with walls and buffering. 
3. Will it be gated?  Yes.  Main entrance will be gated off Bonita Grande. 
4. Age restricted?  Not planned at this time.   
5. The wall that is intended, will it be on west side or east side of Citrus Park Blvd.?  Proposed/anticipated 

to be on both sides. 
6. So, you will be taking that back road away from Citrus Park?  It is private access road. 
7. Have a process question.  The city will allow you to be submitting an MPD and CPA at the same time?  

You are not going to stagger the submittal? It will be a concurrent review process. 
8. When will it be published?  Intended to be submitted at same time week of June 29th. 

 
Since there were no further questions or comments the meeting was adjourned. 
 
The meeting concluded at approximately 6:02 p.m. 
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June 3, 2020 
 
 
Subject: Neighborhood Meeting - Proposed Comprehensive Plan Amendment and Planned 

Development Rezoning 
   
 
Dear Property Owner: 
 
Please be advised that formal applications will be submitted to the City of Bonita Springs seeking approval 
of a Comprehensive Plan Amendment and Planned Development Rezoning for the following property as 
described below: 
 
The 328-acre subject property is located north and south of the intersection of Bonita Grande Drive and 
Citrus Park Boulevard, in the northeast quadrant of the City’s DRGR area.  The property is comprised of 
eight contiguous parcels owned by 3HWA Land Holdings LLC.    
 
The petitioners will be asking for approval of a new future land use category named the Imperial District 
and a mixed-use planned development named Saphira to allow the development of a new community 
with up to 700 residential units and five acres of ancillary neighborhood commercial uses capped at 54,450 
square feet.   
 
In compliance with Section 4-28 of the Land Development Code, a Neighborhood Meeting will be held to 
provide you an opportunity to become fully aware of the intended comprehensive plan amendment and 
rezoning and to give you an opportunity to ask questions and provide input. The Neighborhood Meeting 
will be held on Friday, June 26, 2020, at 5:00 pm at the Bonita Springs Fire and Control District, 27701 
Bonita Grande Drive, Bonita Springs, FL 34135. 
 
Due to the COVID-19 pandemic, special accommodations will be made to allow you to attend in person 
or remotely.  The meeting will be held outside to allow social distancing and will also be streamed online 
via Zoom.  Should you like to attend and participate in the Zoom meeting, please notify us by June 23 via 
email at pvanasse@consult-rwa.com to register and to allow us to send you login instructions.  Should 
you have questions prior to the meeting, please contact me at 239-597-0575. 
 
Sincerely, 
RWA, Inc. 
 
 
 
 
 
Patrick Vanasse, AICP 
Director of Community Development 
 
  

http://www.consult-rwa.com/
mailto:pvanasse@consult-rwa.com
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PROPOSED 
IMPERIAL DISTRICT & 

SAPHIRA MIXED-USE PLANNED 
DEVELOPMENT

Pre-Submittal Neighborhood Meeting
6/26/2020

June 26, 2020



Project Team
• 3HWA Land Holding LLC (Dennis and Tamara Swan): Property 

Owners
• BCF Management Group:  Owners Representative, Team 

Leader
• Roetzel & Andress:  Legal 
• RWA :  Planning and Civil Engineering
• Water Science Associates: Water Resource Consultants
• Passarella and Associates: Environmental Consultants
• TR Transportation: Transportation Consultants



Intent of Neighborhood Meeting
• Informing the public of land use and 

rezoning petitions prior to application 
submittal

• Providing information about the project
• Allowing the public to ask questions and 

provide comments





• Intersection of Bonita Grande Drive & Citrus Park 
Boulevard

• Approximately 1 mile north of  East Terry Street
• +/- 328 Acres
• New Community

• 700 Residential Units
• 54,450 SF of Neighborhood/Convenience Commercial 

Uses
• Wide array of clubhouse amenities, parks, passive 

open space and recreational facilities
• Restored flow-way and wetland & wading bird habitat 

Subject Property/Proposed Project



1. Comprehensive Plan Amendment to create 
a new Future Land Use (FLU) Category 
named the Imperial District
• Will allow the proposed project while 

protecting and enhancing water resource 
and restoring native habitat

2. Rezoning of the subject property from AG-2 
& MH-2 to Mixed-Use Planned Development

Requests



Proposed Imperial District
• Comprehensive Plan Amendment to change the 

property’s FLU Category from DRGR to Imperial District
• Imperial District recognizes that a thoughtful and 

carefully planned community can be compatible with 
existing surrounding uses and contribute to the City’s 
water resource improvements and initiatives.

• Allows up to 700 dwelling units and 54,450 SF of 
neighborhood commercial uses





Proposed Imperial District
• Contains stringent environmental conditions and requires: 

an Enhance Lake Management Plan, a Hydrological 
Restoration Plan, and an Indigenous Management Plan  
• a minimum of 60% open space
• enhance water quality treatment
• implementation of best management practices
• Florida-friendly landscaping
• water quality and conveyance flow-way

• Eliminates agricultural uses, improves water resource and 
environmental conditions, provides a quality residential 
community



Proposed Saphira MPD
• Rezoning from AG-2 and MH-2 to Mixed Use Planned 

Development
• Implements the Imperial District
• Allows up to 700 dwelling units and 54,450 SF of 

neighborhood commercial uses
• Allows a diversity of residential uses in three distinct 

neighborhoods

• Allows neighborhood convenience commercial uses that 
will support area residents and reduce external trips

• Implements environmental and water resource 
requirements 

















• Submittal of applications
• Staff review (2-3 rounds of comments is typical)
• Applications found sufficient (all staff questions 

and comments have been addressed)
• 2nd Neighborhood Meeting
• Public Hearing Process (multiple hearings)

 All application documents will be available to the 
public

 Both applications will be submitted and reviewed 
concurrently

Process



Question?

Contact Information: 
Brian Farrar: Brian@BCFMGMTGroup.com

Patrick Vanasse: pvanasse@consult-rwa.com
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Imperial District 

Surface Water Management/Drainage Report 

Background:  

The subject property consists of approximately 328 acres and is located in Lee County, Florida, Sections 18 and 

19, Township 47 South, Range 26 East, more specifically east of Interstate 75 (I-75) approximately 1.3 miles north 

of the intersection of E. Terry St. and Bonita Grande Dr.  According to USGS topographic maps pre- 1958, the 

subject property was undeveloped/vacant and largely within a woodland and marsh/swamp flow-way area that 

drained to Spring/Rosemary/Leitner Creeks, which eventually made their way to the Imperial River. In the 1970s, 

the property was used for agricultural purposes and impacted by perimeter berming that sectioned the parcel off 

from the existing flow-way. In the 1980s, residential development was introduced in the area, but the subject 

property remained mainly agricultural and open pasture.  Citrus Park Mobile Home Park and Bell Villa border the 

property to the west, Larry Kiker Preserve (Edison Farms) to the north, Bonita Grande Mine to the east, and 

agricultural and essential services to the south. 

The subject property is within the Citrus Park stormwater management system (See Exhibit - Page 2). From a 

regional view, the site is within the Imperial River watershed and is bordered by the Estero River watershed to the 

north. The Citrus Park stormwater management system discharges via pumps into the ditch along the east side of 

Wellfield Road. The discharge ditch flows south towards and ultimately across I-75 to Leitner Creek and eventually 

reaches the Imperial River downstream.  

Existing Conditions:  

The subject property consists mainly of agricultural lands and open pastures for livestock grazing. The current 

surface hydrology for the pastures and agricultural lands consists of open channels and furrows that interconnect 

with the Citrus Park master drainage system, which consists of a 2 square mile (1,280 acre) closed and pumped 

system. The system has been under a South Florida Water Management (SFWMD) permit since the 1980s (Permit 

No. 36-00093-S). Citrus Park was permitted to be a multiphase development and over the years the various phases 

within Citrus park have received SFWMD Permits under modifications to the original Permit. Citrus Park utilizes 

open swales, lakes, and internal canals in its stormwater management system for attenuation and treatment. The 

system discharges offsite via three pumps located on the western basin boundary. The three pumps discharge 

within the allowable discharge rate per Permit No. 36-00093-S, which were determined using pre-development 

runoff criteria. The Citrus Park development has a perimeter berm that prohibits offsite flows by capturing all 

storm runoff onsite for treatment and attenuation before offsite discharge.  
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The property is located within Zone X (area determined to be outside the 0.2% annual chance floodplain) per the 

Federal Emergency Management Agency (F.E.M.A) Flood Insurance Rate Map (F.I.R.M.), Map number 

12071C0676F, dated 8/28/2008.  The proposed surface water management design for the site’s drainage 

restoration will be in accordance with the proposed Imperial District and existing SFWMD/local regulations 

ensuring no residential structures are subject to flooding in a 100-year storm event. 

Proposed Surface Water Management System: 

The proposed enhanced surface water management system will incorporate dry detention areas and an 

interconnected lake system to ultimately improve the subject property’s stormwater runoff.  The system will be 

bermed off from the rest of the Citrus Park and surrounding developments. Using berms, this closed system within 

the overall Citrus Park stormwater management system will allow for the capture of stormwater runoff for 

treatment and attenuation before offsite discharge, thus eliminating adverse impacts downstream.  Internally the 

system will utilize a treatment train approach that will incorporate multiple required best management practices 

(BMPs) to ensure maximum potential treatment of stormwater. The proposed system will utilize native landscape 

plantings and stormwater recycling as site design source controls. The stormwater recycling will use lakes for 

irrigation within the system.  Stormwater conveyance and pretreatment BMPs will also be used in the proposed 

system; sediment trap structures and dry detention areas will be used throughout the storm water management 

system to collect runoff and provide pre-treatment upstream of the primary lake system. Internally the lakes, 

which will serve as the primary treatment system, will incorporate stormwater management system design 

enhancement BMPs with the use of littoral zones providing additional water quality before off-site discharge. 
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Historically, the surface hydrology for the subject 

property sheet flows into internal conveyance 

ditches or agriculture furrows eventually reaching 

the discharge points of the Citrus Park system.  The 

proposed project will continue to discharge into the 

Citrus Park stormwater management system via the 

existing conveyance canals to the west of the subject 

parcel.  In providing attenuation and treatment for 

the subject parcel, it is anticipated that the proposed 

system will reduce stress on the Citrus Park system 

during storm events. The Citrus Park stormwater 

management system, which includes the subject 

property, was originally permitted for high density 

mobile homes (742 units), a travel trailer park (928 

units), and residential homes (512 units) for a total of 2,182 units within the entire 1,280 acre development area.  

To date, only approximately 1,600 units have been constructed. The surface water management system for the 

subject property is designed to address a less dense future development than what was historically anticipated 

for the overall Citrus Park system.  Rather than expansive areas of impervious surfaces as planned under the Citrus 

Park system, the proposed system for the subject property will provide additional open space, greenways, lakes, 

restored wetlands, and integrated BMPs to more effectively manage the surface water runoff.  

No adverse impacts are expected downstream of the Citrus Park stormwater management system. The Citrus Park 

stormwater management system will continue to operate under the same discharge rates as permitted under 

SFWMD Permit No. 36-00093-S. 

Enhanced/Exceeded Standards: 

Overall, the proposed system’s goal is to improve and exceed current standards for stormwater management. 

Two factors that are analyzed are water quantity and quality. From a pre-development/post-development 

analysis, the system will introduce a larger water management area that will provide additional attenuation and 

treatment than that previously permitted under the Citrus Park water management system. Original Permit No. 

36-00093-S identified 175 acres of surface water management area (13.7% of the 1,280-acre development area).  

The proposed system within the subject property will be utilizing approximately 93 acres of lake and flow-way 

area (28% of the 328-acre property).  This additional water management area will provide the treatment for the 

future development and will also improve the treatment for the developed portion of Citrus Park. It is with dry-

detention areas and interconnected lakes that the development can enhance attenuation and reduce discharge 

rates, thus helping to improve the overall performance of the Citrus Park system. 
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Utilizing the proposed design 

source controls, storm 

conveyance and pretreatment, 

and stormwater management 

system design enhancements will 

create the treatment train system 

providing treatment not just for 

the subject property’s water 

management system, but to the 

overall Citrus Park stormwater 

management system. Current 

surface hydrology carries 

nutrients from the pastures and 

agricultural lands into the overall 

Citrus Park for treatment before 

releasing into Leitner Creek. 

Reductions in nutrients such as 

total phosphorus and total nitrogen can be expected when utilizing the treatment train method proposed for this 

system. The decrease in nutrient loading generated by the subject project will allow for further treatment of 

current nutrient loads generated by the developed portion of Citrus Park.   

To ensure consistency with the proposed Imperial 

District policy and to address enhanced regional flows 

and flood prevention, a proposed 150 foot wide 

conveyance flow-way area will be provided by the 

developer and dedicated to the City of Bonita Springs 

for continued operation and maintenance. This flow-

way will be located along the eastern and southern 

property line of the subject property and will flow 

north to south. This proposed flow-way will not be 

connected to the subject property’s system or Citrus 

Park stormwater management system, nor will it serve 

as a discharge point for the development. This 

proposed conveyance system will be designed using 

best management practices to provide a series of filter marshes and restored wetlands with native vegetation 

that will provide numerous benefits, such as additional water quality, attenuation, and system recharge for 

groundwater. Ultimately the goal of the proposed conveyance flow-way is to provide the ability to accept future 
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offsite connection flows, helping to restore the regional historic basin storage and flow-ways downstream.  It can 

serve as a critical component for future city and regional stormwater improvement projects that will benefit the 

community at large.   

 

 

 

 

 

 

 

 

 

 

 

 

 

Bonita Plan Consistency 

with BMP Objective 9.3 

Overall, the proposed 

surface water management 

system is designed to improve the freshwater quality of the Imperial River, which is consistent with the City of 

Bonita Springs’ Comprehensive Plan Objective 9.3. It is important to reiterate that the designed system will look 

to enhance and exceed water quality and quantity utilizing pre-development/post-development criteria. The 

following select BMPs, as required to be implemented at time of development order and provided under Policy 

9.3.1. – Table V-1, will be utilized to facilitate the system’s design ensuring maximum potential stormwater 

treatment:  
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BMP  Description  

Group A - Site Design Source Controls and BMPs  

2. Native Landscape 

Plantings  

 a. Projects with non-turf plantings consisting of at least fifty percent (50%) 

native species, of which fifty percent (50%) must be drought tolerant, shall 

receive credit for one (1) BMP. Native species are defined in Nelson, Gil. Florida's 

Best Native Landscape Plants: 200 Readily Available Species for Homeowners 

and Professionals , University Press of Florida, 2003  

 b. Projects with non-turf plantings consisting of at least seventy-five percent 

(75%) native species, of which seventy-five percent (75%) must be drought 

tolerant, shall receive credit for two (2) BMPs.  

3. Stormwater Recycling  

Projects which incorporate systems for storing stormwater runoff to be used for 

irrigation or other reuse shall receive credit for one (1) BMP. Reuse systems must 

be designed with surface water management systems that ensure no impacts to 

flood protection or water quality treatment. An operating entity meeting the 

requirements of Section 9.1, Basis of Review for Environmental Resource Permits 

within the South Florida Water Management District must be designated.  

Group B - Stormwater Conveyance and Pretreatment BMPs  

3. Sediment Trap Structures  

 a. Projects which incorporate the installation of baffle boxes, or equivalent 

proprietary designs, upstream of the primary detention/retention system, shall 

receive credit for one (1) BMP. Long-term operation plans must include 

mandatory manual or vacuum cleanout of accumulated sediments. An operating 

entity meeting the requirements of Section 9.1, Basis of Review for 

Environmental Resource Permits within the South Florida Water Management 

District must be designated and a maintenance schedule must be established.  

A minimum of thirty-five percent (35%) of the proposed project drainage area 

must be designed to discharge through these facilities. Areas that do not 

discharge through these facilities must not be areas of high potential pollutant 

discharges, unless they have an alternate pretreatment BMP.  

 b. Projects where a total of seventy percent (70%) of the proposed project 
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drainage area is designed to discharge through the above described baffle boxes 

or equivalent proprietary designs shall receive two (2) BMP credits.  

4. Dry Detention/Retention 

Pre-Treatment  

 a. Projects with dry detention/retention pre-treatment areas constructed 

upstream of primary detention/retention systems shall receive credit for one (1) 

BMP. A minimum additional one-half (½) inch detention/retention volume is 

required in addition to the detention/retention volume required in the primary 

detention/retention system. These areas are not subject to the twenty-five 

percent (25%) and fifty percent (50%) volume credits provided in Section 5.2.1 of 

the Basis of Review for Environmental Resource Applications within the South 

Florida Water Management District.  

A minimum of thirty-five (35%) of the proposed project drainage area must be 

designed to discharge through the dry detention/retention pretreatment areas. 

Portions of the project that do not discharge through dry detention/retention 

pretreatment areas must not be areas of high potential pollutant discharges, 

unless they have an alternate pretreatment BMP.  

 b. Projects where seventy percent (70%) of the proposed project drainage area 

is designed to discharge through the dry detention/retention pretreatment areas 

described above shall receive two (2) BMPs.  

Group C - Stormwater Management System Design Enhancement BMPs  

3. Littoral Berms/Settling 

Basins/Phyto-Zones within 

Detention Areas  

Projects with constructed basins within detention areas (lakes) below the control 

elevation that provide an area for discharges into the lake to disperse, allowing 

pollutants to settle out of the water column prior to overflowing an earthen or 

rock berm, into the remainder of the detention area shall receive credit for one 

(1) BMP. The earthen or rock berm must be located at or below the control 

elevation.  

A minimum of seventy percent (70%) of the proposed project drainage area must 

be designed to discharge through these facilities. Areas that do not discharge 

through these facilities must not be areas of high potential pollutant discharges, 

unless there is an alternate pretreatment BMP.  
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These practices will not only provide these benefits internal to the system but also cause a ripple effect 

downstream of the development of improving water quality and quantity. Thus, ensuring consistency with 

Objective 9.3 and Policy 9.3.1.  Consistent with Comprehensive Plan Policy 9.3.3, the water management system 

is within the South Florida Water Management District and will be designed to provide an “additional fifty (50) 

percent” of retention/detention water quality treatment area beyond what is mandated in Section 5.2.1(a) of the 

“Basis of Review for Environmental Resource Permits.” 

To reiterate, a primary goal of this project is to reduce impacts downstream on water quality and quantity. The 

proposed flow-way that will be dedicated to the City will play a crucial part in the City’s future regional surface 

water management infrastructure improvements. The proposed flow-way, specifically, will incorporate filter 

marshes that will provide an environmental benefit to the regional hydrology, habitat benefits for wading birds, 

and community benefits by providing trails and recreational walkways. This additional flow capacity for the region 

can be utilized in connection with future projects to further improve stormwater conditions for the City of Bonita 

Springs. 
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S E C T I O N  A  

EXECUTIVE SUMMARY 
 

The Imperial District project is a proposed residential development located in Sections 7, 18, 
and 19, Township 47 South, Range 26 East in Bonita Springs, Lee County Florida. The project 
is situated between Citrus Park, a 1,500+ unit mobile home resort, to the west, Bonita Grande 
Aggregates Mine to the east, urban development and agricultural areas to the south, and 
undeveloped vacant land that is part of the Larry Kiker Preserve to the north. The site consists 
of 328 acres of predominantly farm fields that have been heavily drained through an extensive 
network of ditches that have lowered surface and groundwater levels on the site.  The fields 
also have a historic agricultural irrigation water use extending from the 1960’s through the 
2000’s with water use exceeding 1 million gallons per day from the Water Table Aquifer. 
 
Projected irrigation water demands for the project are lower than the historic agricultural use 
and proposed irrigation supplies will be developed from a combination of stormwater 
harvesting of the project stormwater management system with supplements from a mildly 
brackish aquifer underlying the site.  Neither of the proposed irrigation water sources are 
currently used or projected to be used by Bonita Springs Utilities (BSU) or any other major 
water user in the area.  Impact analyses conducted for the project indicate that the proposed 
irrigation water use meets all conditions for water use permitting with the SFWMD including 
impacts to the aquifer system, the environment, or existing legal users including BSU.  Potable 
water supplies and wastewater utility services for the project will be provided by BSU. 
 
The project lies within the wellhead protection area of the BSU wellfields which places limits 
on certain land use practices near a public supply wellfield. The proposed land uses within 
the Imperial District project comply with all provisions of the City of Bonita Springs Wellhead 
Protection Ordinance thereby providing protection of the critical public resource.   
 
The project currently lies within the Density Reduction Groundwater Resource (DRGR) land 
use designation of the City of Bonita Springs which is intended to provide protections to 
groundwater resources through restrictions on residential density.  A new Future Land Use 
Category called the Imperial District is proposed for the City’s comprehensive plan.  The 
proposed category recognizes that low-density residential and complementary neighborhood 
commercial development are appropriate for the area and can contribute to the City’s water 
resource improvement initiatives through enhanced onsite water management design, 
including provision for regional connectivity to adjacent preserve lands and improved water 
storage within the project boundaries.  The plan amendment also acknowledges the present 
character of the project site as bermed, diked, cleared, severely impacted by agricultural uses, 
and surrounded by existing and proposed development.  The Imperial District specifically 
recognizes the subject property’s strategic location proximate to large conservation areas and 
its ability to implement and further the City’s long-term goals of protecting groundwater and 
improving surface water management in eastern Bonita Springs.  
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S E C T I O N  B  

INTRODUCTION 
 

Project Overview 

The Imperial District project is an approximately 328 acre proposed residential development 

located in Sections 7, 18, and 19, Township 47 South, Range 26 East in Bonita Springs, Lee 

County Florida within the Density Reduction Groundwater Recharge (DRGR) area.  The 

property was formerly used for agricultural purposes and consists of fallow farm fields, and 

heavily impacted wetland areas.  The project is located on two parcels that maintained historic 

agricultural water use permits, the former Citrus Park (fka Trost International Limited, Inc.) 

and portions of the Stoney’s Enterprises. 

 

The project site is bordered to the 

west by Citrus Park, a 1,500+ unit 

mobile home resort and single-

family residences, to the east by 

Bonita Grande Aggregates, to the 

south by urban development and 

agricultural areas, and to the 

north by undeveloped vacant 

land that is part of the Larry Kiker 

Preserve.  The project is located 

in the vicinity of the BSU public 

supply wellfields and a portion of 

the project falls within wellfield 

protection zones of the BSU 

wellfield.  The project lies within 

the Imperial River watershed and 

the Leitner Creek sub basin.  

East of the Bonita Grande mine 

lies the regionally extensive Flint 

Pen Strand watershed. 

 

 

Figure 1.  Location of the Imperial District Project 

 

Past Land Use and Water Use 

The Imperial District project falls within two parcels that have been used in the past for 
agricultural production, the former Citrus Park and the current Stoney’s Enterprises projects.  
The project site was largely undisturbed land until the late 1960’s when it was converted to 
agricultural use.  Review of aerial photography indicates that active agricultural activity 
continued through the mid to late 2000’s.  The majority of the project site was known as Citrus 
Park and maintained a water use permit (WUP No. 36-00093-W) for irrigation through the 
South Florida Water Management District (SFWMD) since the late 1970’s.  The most recent 
water use permit was issued in October 1989 with a final expiration date of February 2005.  
Information on file with the SFWMD indicates that the farm irrigated up to 1,280 acres of small 
vegetables and citrus until October 1989 where the permit was bifurcated to include the 
Stoney’s Enterprises project and a portion of the citrus grove was developed into an RV resort 
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and residential development.  Permitted allocations were from the Water Table Aquifer, via 
multiple shallow wells.  Prior to expiration of the permit on February 28, 2005, the facility was 
permitted for 58.2 million gallons per month (1.9 mgd) on a maximum monthly basis and 296.3 
million gallons per year (0.8 mgd) on an annual average basis.   
 

 
Figure 2.  Imperial District Project Site, Regional Watershed Setting
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S E C T I O N  C  

GROUNDWATER RESOURCES 
 

Introduction 

The hydrostratigraphy underlying the Imperial District project is typical for southern Lee 

County with a series of aquifers and confining beds occupying the Surficial, Intermediate, and 

Floridan Aquifer Systems.  Figure 3 provides a schematic showing the groundwater sources 

in Lee County.  In general, freshwater sources are the Water Table and the Lower Tamiami 

Aquifers of the Surficial Aquifer System.  The underlying Sandstone and Hawthorn Zone 1 

Aquifers of the Intermediate Aquifer System are slightly to moderately brackish.  Highly 

brackish and saline water sources include the Lower Hawthorn Aquifer and underlying zones 

of the Upper Floridan Aquifer.   

 

 
Figure 3. Aquifer System Underlying Lee County (Lee County Integrated Water Masterplan) 
 

Five primary aquifers are of significance beneath the Imperial District site and are described 

below in order of increasing depth.  These are the Water Table, the Lower Tamiami, the 

Sandstone, the Hawthorn Zone 1, and the Lower Hawthorn Aquifers.  Deeper underlying 

aquifers are too saline for direct use at the site.  The primary sources of information used to 

characterize the groundwater resources include information from Lee County, South Florida 

Water Management District, and U. S. Geological Society. 

 

Water Table Aquifer 

The Water Table aquifer is an unconfined aquifer that covers all of Lee County.  The aquifer 

is defined as occurring at or near land surface downward to the top of the first regional 

confining bed.  Beneath the Imperial District project, the thickness of the aquifer is 
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approximately 30 feet.  The aquifer generally consists of 10 to 15 feet of sand, shell and 

limestone overlying about 20 feet of porous limestone beneath the project site.  The limestone 

portions of the aquifer typically have a moderate to high permeability making the aquifer 

suitable for medium to large capacity water production wells.  The aquifer is used for domestic 

self-supply and irrigation of agricultural and landscaping foliage.  Use of the aquifer is typically 

limited by the potential for impacts to natural wetland areas from drawdown in the aquifer 

water level.  The aquifer is recharged directly by rainfall with discharges occurring by way of 

natural or man-made surface drainage features, evaporation and transpiration, and by 

pumpage from wells.  Groundwater flow and levels in the aquifer fluctuate seasonally in 

response to climatic conditions but are also impacted by local and regional drainage features.  

Water quality in the aquifer is generally very good and useful for both drinking water and 

irrigation water needs although high concentrations of naturally occurring iron and organic 

material are common.  Lake extraction is the most efficient use of this aquifer for irrigation 

purposes, which also typically results in less iron and organic staining, as well as reduced 

impact to area water levels. Confining beds consisting of low permeable clays and silts of the 

Bonita Springs Marl are encountered at the base of the Water Table Aquifer.  

 

Lower Tamiami Aquifer 

The Lower Tamiami Aquifer is separated from the Water Table Aquifer by 25 to 30 feet of 

marine clay and silt that constitutes the Bonita Springs Marl confining beds.  Beneath the 

Imperial District project, the depth to the Lower Tamiami Aquifer is about 60 feet below land 

surface. The Lower Tamiami Aquifer is considered a freshwater source in the area of the 

project site, but becomes brackish far to the west towards the Gulf of Mexico.  Productivity 

of the aquifer is moderate to high.     

 

This aquifer is recharged where overlying confining beds are thin or absent and where the 

top of the aquifer becomes shallow and transitions to the Water Table Aquifer north of the 

project site into central Lee County.  Discharge from the aquifer generally occurs as pumpage 

from wells.  Moderate fluctuations in seasonal water levels are common in the Lower Tamiami 

Aquifer in areas of heavy use of the aquifer but water levels generally follow the seasonal 

trends of the Water Table Aquifer.     

 

This aquifer is primarily used in the area of the project site for public water supply by BSU 

and by private residences for domestic self-supply.  The project site is located in the vicinity 

of the BSU wellfield that includes numerous public water supply wells that tap into the Lower 

Tamiami Aquifer and the Lower Hawthorn Aquifer.  To prevent potential interference with 

these public water supply wells, the Imperial District project does not propose the use of 

groundwater from the Lower Tamiami or Lower Hawthorn Aquifers.  The Imperial District 

project will abide by all of the provisions of the Bonita Springs Wellhead Protection 

Ordinance.  In addition, the project will include a surface water management system that 

provides for improved management of water levels in the Water Table Aquifer that will 

increase overall groundwater recharge to the Lower Tamiami Aquifer in the vicinity of the 

project site. 

 

Sandstone Aquifer 

The Sandstone Aquifer underlies the Lower Tamiami Aquifer in the southern portion of Lee 

County although there may or may not be distinct confining beds separating these aquifers 
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at this location.  Review of lithologic logs of nearby wells indicates that in the area of the 

project site, the Lower Tamiami Aquifer transitions to the Sandstone Aquifer as the aquifer 

lithology shifts to more abundant sand content and to a consolidated sandstone.  The top of 

the Sandstone Aquifer in the area of the Imperial District project site is expected to occur 

between about 130 to 150 feet below land surface.  The Sandstone Aquifer is the uppermost 

aquifer in the Intermediate Aquifer System and consists of unconsolidated sands and poorly 

consolidated sandstone.  The unit varies in thickness in the area of the project site, ranging 

from about 50 to 70 feet.   

 

The Sandstone aquifer is slightly to moderately brackish at the project site.  Salinities 

however, are generally low enough for either general irrigation supply or blending with fresher 

water sources for irrigation supply.   Productivity of the aquifer is moderate to low but it does 

provide large quantities of water several miles north of the project site for citrus production 

and public water supply in central and east Lee County.   The aquifer is not heavily used in 

the area of the Imperial District project.   

 

The aquifer is recharged where overlying confining beds are thin or absent in Hendry and 

Glades County.  Discharge from the aquifer generally occurs as pumpage from wells.  Large 

fluctuations in seasonal water levels are common further north of the project site due to the 

heavy use of the aquifer in those areas with wet season levels near their historic highs but 

dry season water levels often at depths of 50 feet or more.   

 

Where confinement is absent between the Lower Tamiami and Sandstone Aquifers, the use 

of the Sandstone Aquifer can impact the overlying Lower Tamiami Aquifer.  To prevent 

potential interference with BSU’s Lower Tamiami Aquifer public water supply wells, the 

Imperial District project does not propose the use of groundwater from the Sandstone 

Aquifer.  

 

Mid Hawthorn Aquifer 

The Hawthorn Zone 1 Aquifer, also referred to the Mid Hawthorn Aquifer in south Lee and 

Collier counties, is the lowermost aquifer in the Intermediate Aquifer System in Lee County.  

It consists of moderately permeable limestones of the Arcadia Formation and is separated 

from the overlying Sandstone Aquifer and underlying Lower Hawthorn Aquifer by thick clay 

confining beds of the Peace River and Arcadia Formations.  It has moderate yield 

characteristics that limit its use for large capacity water supply.  However, it has use as a 

water supply source for commercial or irrigation use.  It exists as a sequence of interbedded 

limestones and marls that occur at depths between 200 and 300 feet below land surface.  

This aquifer is recharged north of Charlotte County where the aquifer is much nearer to land 

surface and overlying confinement is thin or nonexistent.  The Hawthorn Zone 1 Aquifer is 

typically brackish in southern Lee County and salinity increases considerably to the south 

into Collier County.  Review of data from wells that tap into this aquifer within about a mile of 

the project site indicates dissolved chloride concentrations between about 250 and 1,600 

mg/l.  Use of the Hawthorn Zone I Aquifer to supplement stormwater from the onsite lake 

system is proposed to meet irrigation demands at the Imperial District project.     
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Lower Hawthorn Aquifer 

The Lower Hawthorn Aquifer is the uppermost water bearing unit in the Upper Floridan 

Aquifer System.  The aquifer has good yield potential but contains brackish water that is only 

useful for irrigation if blended with other freshwater resources and is only useful for public 

water supply using reverse osmosis or other desalination technologies.  The top of this 

aquifer is anticipated to be encountered at depths between about 500 and 600 feet below 

grade at the Imperial District project site.  The aquifer is separated from the overlying 

Hawthorn Zone I Aquifer by the Lower Hawthorn Confining Zone which consists of marine 

silts and clays of very low permeability.  The Lower Hawthorn Confining Zone has a thickness 

of about 100 feet. 

 

The aquifer is recharged in the central Florida highlands area between Tampa and Orlando 

where the aquifer beds are near land surface and confining beds are thin or absent.  In 

general, the South Florida Water Management District supports increased use of the Lower 

Hawthorn/Upper Floridan aquifer especially for public water supply use. BSU uses the Lower 

Hawthorn Aquifer to feed a reverse osmosis water treatment plant for development of public 

water supply.  The Imperial District project proposes no use of the Lower Hawthorn Aquifer. 
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S E C T I O N  D   

SURFACE WATER RESOURCES 
 

Onsite Lakes 

The development will include stormwater management lakes to provide flood control and 

water quality treatment of runoff.  A number of design and control features are planned for 

the Imperial District project to protect and enhance the quality of water in the lakes and 

adjacent watersheds and provide for hydrological improvements on the project site (refer to 

Figure 5 for a conceptual site plan).  These elements include collection, treatment, and 

conveyance of stormwater within the project water management system, the use of filter 

marshes/flow-ways and other water treatment BMP’s, and centralized control over the 

application of irrigation water. 

 

 
Figure 4. Typical Stormwater Management Lake 

 

Centralized control of the operation of the irrigation system results in improved adherence to 

Best Management Practices and water use compliance than if individual homeowners have 

control of these functions or the ability to override irrigation programming.  Application of 

fertilizers and pesticides within the common areas, and, if an obligation of the Homeowners 

Association, in the yards of Lots/Parcels, will be controlled and managed by the Homeowners 

Association.  Similarly, the irrigation of residential lots and common areas will be centrally 

controlled to meet conditions of applicable water use permits, local ordinances, and periodic 

water use restrictions.  Individual homeowners will not have the ability to override irrigation 

times or quantities.   

 

The stormwater management system will include the collection and detention of all 

stormwater generated on the site, and will provide stormwater treatment through various dry 

and wet detention elements within the development footprint that meet or exceed water 

quality requirements of the South Florida Water Management District, the Florida Department 

of Environmental Protection, and the City of Bonita Springs.  The Imperial District project will 

include an Enhanced Lake Management Plan to reduce nitrogen and phosphorous loading 

to the stormwater management system.  Additionally, the project creates a water quality 

treatment train consisting of a combination of sediment traps, dry and wet detention, 

vegetated swales and littoral zones, and planted filter marshes that provides a high level of 

treatment of both onsite generated stormwater and regional flow-through of surrounding area 

watersheds.   
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Figure 5. Conceptual Site Plan 

 

The development is located within the Citrus Park stormwater management system which 

discharges stormwater via pumps into ditches along the east side of Wellfield Road for 

conveyance to the existing Leitner Creek watershed that flows under Interstate I-75 to the 

Imperial River.  The project’s water management system will be a bermed, closed system 

within the overall Citrus Park stormwater management system.  The Imperial District 

stormwater management system will incorporate multiple required best management 

practices to ensure a maximum potential treatment of stormwater. Details and goals of the 

Imperial District stormwater management system are provided in the Surface Water 

Management / Drainage Report included in the Comprehensive Plan Amendment.  

 

The project will also include a north south flow-way system located along the eastern property 

boundary that will allow for flow through the project if needed to facilitate regional watershed 

restoration and improvement initiatives.  The flow-way will include grading to provide restored 

wetland habitats within freshwater marshes that will be created within the flow-way.  

Additional polishing of the water quality and nutrient uptake will occur in the flow-way further 

reducing downstream nutrient loading and improve stormwater quality. The flow-way will 

accommodate water treatment of additional surface water flows external to the project site 

from Larry Kiker Preserve.  This flow-way system will provide improvement to surface water 

management flows, and provide for opportunities for future regional water management 

improvements to allow future north-south connectivity within the regional watershed.  
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S E C T I O N  E  

WATER DEMANDS 
 

Water demands at the project site will consist of in-house potable water and outside irrigation 

uses.  Bonita Springs Utilities will provide potable water and sanitary sewer service at the 

Imperial District project.  Irrigation demands will be met with onsite sources including 

harvesting stormwater from the onsite stormwater lake system with one hundred percent re-

supply by groundwater withdrawals.  The lake withdrawals will provide an efficient and low 

impact method for tapping the Water Table Aquifer underlying the project site and effectively 

harvest available stormwater supplies.  Lake volume storage will minimize potential impacts 

to surface and groundwater levels. The project has a long history of permitted agricultural 

withdrawals from the Water Table Aquifer that are larger than the proposed irrigation 

demands for the Imperial District project. An analysis of water level data for the area indicates 

that the historic agricultural withdrawals from the Water Table Aquifer have not resulted in 

adverse impacts to the aquifer system. Analyses of potential impacts attributed to proposed 

irrigation withdrawals for the Imperial District project indicate no adverse impacts to the 

aquifer systems, area wetlands, or existing water users in the area including BSU. 

 

Potable Water and Wastewater  

Bonita Springs Utilities will provide potable water and wastewater services to the project.  

This will eliminate the need for individual domestic self-supply wells and individual onsite 

sewage treatment and disposal systems (septic tanks) which are common for many rural 

areas of Lee County.  Provision of central public utilities to the Imperial District project will 

provide a number of desirable environmental and hydrological advantages.  Supplying 

potable water to the project from the nearby BSU water treatment facility will remove a 

potentially competing water use from the freshwater aquifers and allow for improved planning 

and control of area water resources.  Similarly, provision of a central sewer system will 

eliminate septic tank discharges in the area providing a higher level of protection to the 

existing BSU wellfields.   

 

Projected potable water demands for the project were calculated based on 100 gallons per 

person per day (gpd), 2.5 persons per residence, and 700 residences planned for the project.  

These assumptions are below the per capita water use rate of 160 gallons per day (gpd) per 

person outlined in the SFWMD Water Use Permit for Bonita Springs Utilities (WUP No. 36-

00008-W).  However, the lower per capita demand is appropriate since the project is 

providing for a separate irrigation water source.  The project will include an approximate 

55,000 square foot commercial parcel which conservatively estimates this area is equal to 

approximately 63 Equivalent Residential Connections (ERC).  Using these assumptions, 

potable water demand for the Imperial District project is projected to be approximately 

190,750 gpd average daily flow.  The Bonita Springs Utilities has indicated in a letter of 

availability the capacity to meet potable water and wastewater flow demands for the Imperial 

District project. 

 

Irrigation Water  

The project was historically permitted for Water Table Aquifer withdrawals for agricultural 

production.  Water use permit WUP No. 36-00093-W was established in the late 1970’s and 

expired in the mid 2000’s.  Prior to expiration of the permit, the facility was permitted for 1.94 
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million gallons per day on a maximum daily and 0.8 million gallons per day on an average 

annual basis.   

 

The Imperial District project will include stormwater management lakes that will intersect 

permeable limestone of the Water Table Aquifer.  The proposed irrigation system will consist 

of stormwater harvesting from the stormwater lake management system with one hundred 

percent of these withdrawals re-supplied by groundwater.  The proposed source of 

groundwater to supplement lake withdrawals will be mildly brackish groundwater from the 

Hawthorn Zone I Aquifer, which further reduces use of the fresh shallower groundwater.  

Actual percentages of lake and groundwater withdrawals will be determined during the water 

use permitting process with the SFWMD.  However, the combination of mildly brackish 

groundwater and fresh stormwater will maintain a chloride level of less than 200 mg/l in 

compliance with SFWMD policy.  Use of stormwater as a primary irrigation resource reduces 

use of potable water supplies, provides additional stormwater treatment, reduces offsite 

discharges of stormwater, reduces nutrient levels of the stormwater outfalls, and reduces 

reliance on groundwater systems being used to supply potable water to BSU and home sites 

on individual wells.  

 

Irrigated area for the Imperial District project is estimated to be 119 acres of turf grass and 

landscaping.  Using standard Blaney-Criddle calculations used by the SFWMD for irrigation 

supply permitting, this acreage will result in irrigation water demands of 19.45 million gallons 

per month (MGM) on a maximum monthly basis (or about 0.63 million gallons per day) and 

155.82 million gallons per year on an average annual basis (0.43 million gallons per day).  

Table I provides a summary of historic water use on the property and proposed allocations 

for the Imperial District project. 

 

Table 1.  Summary of Historic and Proposed Allocations. 

Allocation 
Historically Permitted 

36-00093-W 
Proposed Total Allocations 

Change form Historic 
Allocations 

Maximum Monthly 
(MGM) 

58.2 MG 19.45 MG -38.75 MG 

Annual Average 
(MGY) 

296.3 MG 155.82 MG -140.48 MG 

 

Projected irrigation demands for the Imperial District project indicate a reduction in the historic 

maximum monthly use by approximately 67%.  In addition however, the use of an alternative 

water source (mildly brackish water from the Mid Hawthorn Aquifer) will result in a further 

reduction in use of the critical Water Table Aquifer by one hundred percent.  

  

The proposed project will also explore the use of computerized irrigation systems that 

incorporate onsite data and conditions to provide irrigation on an as-needed bases rather 

than simply on a scheduled basis.  Such systems have been shown to result in reductions in 

irrigation water use by over 30% in Southwest Florida.  In general, these systems operate 

based on computer software that takes into account soil moisture, rainfall, and elements that 

influence evaporation and transpiration  to determine which locations require irrigation, how 

much irrigation is needed, and when to apply irrigation water.  
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S E C T I O N  F  

IRRIGATION IMPACT ASSESSMENT  
 

Water Levels  

Water Science Associates reviewed hydrographs of nearby monitoring wells maintained by 

Lee County Division of Natural Resources (LCDNR), shown on Figure 6.  The nearest wells 

to the project site with long term water level data (1990 to present) are 49-GW11, located 

about 1.4 miles south of the project site in the Imperial River/Spring Creek watershed, 49-

GW6, located about 4 miles northeast of the project site in the Flint Pen watershed, and well 

49A-GW3, located about 3.25 miles northeast of the project site north of Larry Kiker Preserve 

in the Estero River watershed.  

 

The upstream monitoring wells have water levels ranging seasonally between 12 and 17 feet 

NAVD88 with 47A-GW3 showing a steady range over the period of record and 49-GW6 

showing as steady rise in water levels starting about 2004 to present.  The downstream 

monitoring well 49-GW11 shows a seasonal water level ranging between 6 and 14 feet 

NAVD88 reflecting closer proximity to a regional drainage feature.  The data also shows a 

slight decline in dry season water levels of about 1 foot over the period of record.  

 

One hundred percent of 

the irrigation withdrawals 

from the stormwater lake 

management system will 

be re-supplied with 

groundwater from the 

Hawthorn Zone I. 

Therefore, there is no 

impact on the water levels 

in the Water Table Aquifer 

from the proposed use.  

Additionally, the project’s 

water management 

system will provide 

enhanced water quality 

treatment and storage 

thereby providing a 

positive impact to 

groundwater recharge and 

regional water quality.   

 

 

 

 

 
Figure 6.  Location of Nearby LCDNR Monitoring Wells 
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Figure 7. Hydrographs of LCDNR Wells  
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Water Quality  

Because the lake system will be resupplied with mildly brackish water to meet the project 

irrigation demands, we evaluated the potential for increasing salinity in the Water Table 

Aquifer as a result of using the Hawthorn Zone I Aquifer.  The calculations assumed the 

following: 

 

 Lake dissolved chlorides are 40 mg/l  

 

 Hawthorn Zone I dissolved chlorides are 700 mg/l  

 

 Rainfall on the site is directed to the stormwater lake system 

 

 An average annual allocation from the Hawthorn Zone 1 was simulated for 12 years 

 

The analysis shows that with long-term use of the Hawthorn Zone I Aquifer, salinity levels 

are maintained well below the SFWMD irrigation criteria of 200 mg/l and the Bonita Springs 

Wellhead Protection Ordinance requirement for reclaimed water of 500 mg/l.  The salinity 

levels in the Water Table Aquifer stabilize at approximately 180 mg/l around year 5 of the 

blending analysis 

 

 
Figure 8.  Rise in Dissolved Chloride Concentrations from the use of the Hawthorn Zone I Aquifer 
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S E C T I O N  G  

WELLHEAD PROTECTION 
 
The Imperial District project site falls within the Wellfield Protection Area of the BSU Lower 

Tamiami Wellfield. BSU’s Lower Tamiami Aquifer and Lower Hawthorn Aquifer wellfields are 

located west of the project site.  The wellfields include Lower Tamiami Aquifer freshwater 

wells and Lower Hawthorn Aquifer brackish water wells.  Figures 9 shows the wellhead 

protection zones for the City of Bonita Springs WHP ordinance.  

 

 
Figure 9.  BSU Wellfield Protection Zone Map – Bonita Springs WHP Ordinance 

 
Wellfield protection zones are commonly created with the use of groundwater flow modeling 

to assess the time it may take for a potential contaminant to arrive at a public supply wellfield.  

The “protection zones” correspond to the modeled location were a potential contaminant 

could travel to a well location within the given “travel time.” The closer a facility is to the 

wellfield (shorter travel distance) the more restrictions are typically applied to potential land 

uses. 
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In general, the restrictions on land use contained in the ordinance fall into five categories. 
 

1. Quantities of regulated substances (potential contaminants) greater than 110 gallons 
of liquid or 1,110 pounds of solid are prohibited in Zones 1, 2, and 3 but allowed in 
Zone 4 with a valid operating permit. 
 

2. Disposal of any solid or liquid waste is not allowed in Zones 1, 2, and 3. 
 

3. Irrigation with reclaimed water must have a chloride concentration below 500 mg/l. 
 

4. Stormwater management system design must be consistent with SFWMD rules. 
 

5. Earth mining is not allowed within 500 feet of any public supply wells. 
 

Modeling for all aquifers assumes that the potential contaminant is essentially injected directly 

into the aquifer with no provision for the more realistic travel path through the various aquifers 

and confining beds. This is a highly conservative approach especially for confined aquifers 

like the Lower Tamiami Aquifer.  However, the approach is generally consistent with most 

WHP modeling efforts in that it allows for a relatively simple modeling treatment and provides 

a high degree of conservation and certainty of protection.  The most recent WHP modeling 

conducted for BSU indicates that: 

  

 Zone 4 (10-year travel time) extends into the northeastern and southwestern extent of 

the Imperial District project site  

 

 Zones 3 (5-year travel time) extends into the western edge of the northern parcel 

 

The proposed project will meet all provisions and restrictions outlined in the Wellfield 

Protection Ordinance.  Facilities at the Imperial District project will not use, handle, produce, 

or store applicable regulated substances.  The project will not discharge wastewater, liquid 

waste or solid waste.  Irrigation water will maintain a chloride concentration below allowable 

limits.  The stormwater management system will be designed to exceed the water quality 

requirements of the SFWMD.  No earth mining is proposed within 500 feet of any BSU 

wellheads. 

 
 

 

 



July 30, 2020 
 
Mr. Brian Farrar 
BCF Management Group, LLC. 
27171 Harbor Drive 
Bonita Springs, Florida 34135 
 
Re:  Imperial District Map (CPA20-71472-BOS) and Text Amendment   
 (CPA20-71475-BOS) Completeness Review 
 
Dear Mr. Farrar: 
 
The Planning and Zoning Division has reviewed the information provided and 
supplemented for the above-referenced comprehensive plan amendment 
applications.  Additional support documentation is required for the applications to 
be deemed complete.  Please provide responses to the Staff’s comments.  These 
comments do not include a review by the Staff based on the merits of such 
applications.     
 
Please feel free to contact me if you have any questions. 
 
 
DEPARTMENT OF COMMUNITY DEVELOPMENT 
Planning and Zoning Division 
 

 
 
 
Mike Fiigon II 
Senior Planner 

 
Copy: 
Brent Spain, Theriaque & Spain 
Derek Rooney, City Attorney 
Arleen Hunter, City Manager 
John Dulmer, Community Development Director 
Jacqueline Genson, Planning & Zoning Manager 
Jay Sweet, AICP and PSM 
Laura Gibson, Environmental Sciences 
Sean Gibbons, Bike-Ped Coordinator 
Trisha Goff, Professional Engineer 
Tom Ross, Transportation Engineer 
Matt Feeney, Public Works  
Lee County Department of Community Development 
CPA Files  

9101 Bonita Beach Road 
Bonita Springs, FL 34135 

Tel: (239) 949-6262 
Fax: (239) 949-6239 

www.cityofbonitasprings.org 
 
 

Peter Simmons 
Mayor 

 

Amy Quaremba  
Council Member 

District One 
 

Jesse Purdon 
Council Member 
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Laura Carr 
Council Member 

District Three 
 

Chris Corrie 
Council Member 
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Michael Gibson 
Council Member 
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Fred Forbes 
Council Member 
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Arleen Hunter 
City Manager 
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Derek P. Rooney 
City Attorney 
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Code Enforcement 
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Parks & Recreation 
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Development 

(239) 444-6150 

 



BONITA SPRINGS Planning and Zoning 
1. Application.  

Part IV-B-3: Provide a letter from the appropriate agency determining the 
adequacy/provision of existing/proposed support facilities.  
 
Lee County EMS: The letter provided does not state whether or not there are 
adequate services/resources to serve this project.  Please provide an amended 
letter.   

   
2. Miscellaneous.   

a. Please include the Staff’s questions with the Applicant’s completeness 
response submittal.  Please provide one (1) hard copy original and one (1) 
PDF copy of the Applicant’s completeness response submittal (CD or flash 
drive).    

b. Cost Recovery.  The application requests will require the City to utilize 
outside consultants who will be paid with the funds in the cost recovery 
deposit pursuant to LDC 2-571 (as amended in Ordinance 19-03).  The 
Staff will notify the Applicant under separate cover when an additional cost 
recovery deposit is due.  Payment shall be provided promptly to avoid 
delays in the processing of the case and any associated cases.  
 

Please contact: Mike Fiigon II 
Phone: 239.444.6151 
E-mail: mfiigon@cityofbonitaspringscd.org 

 
BONITA SPRINGS Traffic 

1. Application. 
  Part IV-B-I: Traffic Circulation Analysis.  

  
There are several errors/inconsistencies with the analysis provided, which in 
turn cannot facilitate an adequate review of the data.  Please address the 
following: 

 
a. The internal capture values shown in Tables 4 and 5 are incorrect.  The 

values should match the internal capture matrices.  Revise all affected 
calculated values and tables, including Tables 2A through 6A. 

b. Table 7: If the Applicant intends to show only the traffic impact due to the 
difference in traffic associated with the proposed request, then the traffic 
associated with those units identified as “approved” must be included in the 
background traffic conditions for 2025.  The “approved” units do not exist 
and are not currently included in the background conditions.  Revise all 
affected calculated values and tables, including Tables 2A through 4A. 

c. Table 8: All 700 units approved for Bonita Grande RPD should be included.  
The 700 units are in addition to the 354 units already included in TAZ 3224.  
Revise all other tables accordingly. 

d. Include a trip distribution diagram showing project traffic assignments 
(number of trips in each direction) from the site entrance to, and including, 
the link(s) where the project impact drops below the significant impact 
threshold per the TIS Guidelines. This diagram must also include any local 
road where project traffic is assigned between the site entrance and Terry 
Street/Bonita Grande Drive. 



e. The text on Pages 7 and 8 that includes references to Tables 4A, 5A, and 
6A is confusing.  Also, Table 3A is not mentioned.  Please clarify the 
document and the intent of each table. 

f. Tables 4A and 6A: The peak hour, peak direction volumes shown for 
background conditions must be converted to average peak season using 
the PSCF for the week of the traffic count. 

g. Tables 4A and 6A: The background traffic for 2025 should include the traffic 
associated with the 700 units that were approved for Bonita Grande RPD.  
Include intersection capacity analyses for background and proposed 
conditions for each intersection impacted by the project as required by the 
TIS Guidelines. 

 
2. Miscellaneous 

a.  Be advised that the City of Bonita Springs will be considering an 
amendment to the Comprehensive Plan to change the future typical section 
for Terry Street, between Imperial Parkway and Bonita Grande Drive, from 
four (4) lanes to two (2) lanes. 

 
Please contact: Tom Ross, P.E.  
Phone. 407.903.5289 
Email: Tom.Ross2@jacobs.com 

 
BONITA SPRINGS Surveying 

1.   Application. 
Part IV-A-6: The certified legal description(s) and certified sketch of the 
description for the property subject to the requested change.  A metes and 
bounds legal description must be submitted specifically describing the entire 
perimeter boundary of the property with accurate bearings and distances for 
every line.  The sketch must be tied to the state plane coordinate system for 
the Florida West Zone (North America Datum of 1983/1990 Adjustment) with 
two coordinates, one coordinate being the point of beginning and the other an 
opposing corner.  If the subject property contains wetlands or the proposed 
amendment includes more than one land use category, a metes and bounds 
legal description, as described above, must be submitted in addition to the 
perimeter boundary of the property for each wetland or future land use 
category. 
 
a. The survey provided states that it was digitally signed and sealed.  While 

an image is seen stating that the survey is digitally signed, the encryption 
is not attached, which means that no digital signature is attached to the 
document.  Further, the drawing does not scale.  Thus, it is clear that the 
drawing has been altered since its creation and is, therefore, invalid. 

 
b. In addition to providing a properly signed and sealed, valid survey, a copy 

of the legal description in Word format needs to be provided. 
 

Please contact: Jay Sweet, PSM, AICP 
Phone. 239.444.6178 
Email. jsweet@cityofbonitaspringscd.org  

 
  



BONITA SPRINGS Environmental 
1.  Application 

Part IV-C-3 & 4: A topographic map with property boundaries and 100-year 
flood prone areas indicated (as identified by FEMA), and a map delineating 
the property boundaries on the Flood Insurance Rate Map effective August 
2008. 

 
a. These required maps do not appear to be part of the submitted package.  

Please provide them in accordance with the application requirements.  
 

Please contact: Sean Gibbons 
Phone. 239.444.6176 
Email. sgibbons@cityofbonitaspringscd.org  
 

LEE COUNTY Department of Community Development 
1.  Please see attached comment letter, dated July 20, 2020.  

 
 
 

 
 



P.O. Box 398, Fort Myers, Florida 33902-0398  (239) 533-2111 
Internet address http://www.leegov.com 

AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 

 

 

 

 

 

 

 

 
July 20, 2020 
 
 
Mr. John Dulmer, AICP 
City of Bonita Springs Community Development Director 
9220 Bonita Beach Road, Suite 109 
Bonita Springs, FL 34135 
 
Re:  CPA20-71472-BOS & CPA20-71475-BOS: Imperial District Map & Text 

Amendments 
 
Dear Mr. Dulmer: 
 
Lee County has reviewed the City of Bonita Springs Imperial District Map & Text 
Amendments (CPA20-71472-BOS & CPA20-71475-BOS) and offers the following 
comments:: 

 
1. Draft Policy 1.1.28(4) states, “A minimum of 1.5 inches of water quality 

treatment shall be provided for the project.”  Please clarify the meaning of 
this statement.  SFWMD requires 1” over the entire site or 2.5” over the 
percent impervious, whichever is greater.  Is this 1.5” over the entire 
District?  And does this 1.5” include the 0.5” described in Item No. 5, or is 
the intent to treat a total of 2.0” for developed areas?  Also, please review 
the draft language in conjunction with Draft Policy 1.1.28(5) for clarity as 
to what is being requested so that the project will meet or exceed State 
standards for water quality treatment. 

 
2.      Draft Policy 1.1.28(7) states that the project will protect public and private 

wells but doesn’t indicate how those wells will be protected.  That may be 
something to be further clarified or explained in the draft language. 

 
Please feel free to contact Becky Sweigert at (239) 533-8585 if you have any 
questions regarding these matters. 
 
Sincerely, 
Lee County Department of Community Development 
Planning Section 

 
 
For: Mikki Rozdolski 
Manager, Community Development Operations 
 
Cc: David Loveland, Director, Lee County Dept. of Community Development 

 Becky Sweigert, Planner, Principal, Lee County DCD Planning Section 
  

BOARD OF COUNTY COMMISSIONERS 

John Manning 
District  One 
 
Cecil L Pendergrass 
District  Two 
 
Ray Sandelli 
District  Three 
 
Brian Hamman 
District  Four 
 
Frank Mann 
District  Five 
 
Roger Desjarlais 
County  Manager 
 
Richard Wm. Wesch 
County Attorney 
 
Donna Marie Collins 
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Imperial District 

Summary of Request 

 

The Imperial District comprehensive plan amendment request consists of two amendments.  The first entails a 

text change to create the new Future Land Use Element Policy 1.1.28: Imperial District.  The second amendment 

is a map change to designate the ±328-acre subject property as Imperial District on the Future Land Use Map. 

The following Comprehensive Plan Amendment application is filed on behalf of 3HWA Land Holdings, LLC. The 

±328-acre subject property is located north and south of the intersection of Bonita Grande Drive and Citrus Park 

Boulevard, in the northeast quadrant of the City’s DRGR area.  The property is comprised of eight contiguous 

parcels owned by 3HWA Land Holdings LLC and the Managers of that LLC.    

The Imperial District is being proposed in recognition that low-density residential and complementary 

neighborhood commercial development is appropriate for this area and that a thoughtful and carefully planned 

community can be compatible with surrounding land uses and can contribute to the City’s water resource 

improvements and initiatives. 

Further, this Comprehensive Plan Amendment is being requested to assign an appropriate Future Land Use 

category to a property that has been bermed, diked, cleared and severely impacted by agricultural uses prior to 

incorporation of the City and adoption of its Comprehensive Plan; that is surrounded by existing and proposed 

development; and that is devoid of environmentally sensitive habitat except for ±4.08 acres of wetlands located 

along the eastern boundary that will be enhanced, preserved and incorporated in the  project design.  

The Imperial District also recognizes the subject property’s strategic location proximate to large conservation 

areas and its ability to implement and further the City’s long-term goals of protecting groundwater and improving 

surface water management in eastern Bonita.   

The ±328-acre property subject to this map amendment is located between Citrus Park, a 1500+ unit mobile home 

resort, to the west and the Bonita Grande Mine, subject to a stipulated agreement, to the east. The proposed 

district will allow lower density/intensity infill development that is compatible with those projects and will offer a 

transitional density between the higher density Citrus Park to the low-density Conservation Fringe Category and 

proposed residential project.  The proposed Imperial District will complement the Conservation Fringe FLU and, 

in concert, those districts will allow the City to meet its mandate of re-designating lands within the DRGR (FLU 

Policies 1.7.1, 1.7.2, 1.14.1) to allow appropriate types and intensity of uses and to implement water quality and 

quantity measures recommended by multiple DRGR studies and the Water Strategy Task Force. 
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The Imperial District can provide numerous benefits identified below and discussed within this application: 

1. Permanently eliminate agricultural uses that have significant environmental and water-resource impacts. 

2. Eliminate agricultural use of pesticides and fertilizers. 

3. Improve water quality. 

4. Reduce water utilization that results from agricultural operations. 

5. Help restore regional surface water flows, as well as improve off-site conveyance, treatment and flood 

control/retention conditions. 

6. Restoration of historic hydrologic conditions to the greatest extent practicable. 

7. Allow for wildlife habitat and connections via the proposed future drainage conveyance/restoration area 

that will include habitat restoration and the creation of filter marshes. 

8. Preserve 100 percent of existing wetlands onsite and connect to the contiguous future drainage 

conveyance/restoration area- that will provide foraging habitat for wading birds. 

9. Preserve 100 percent of indigenous habitat within the site. 

10. Ensure connection to public water and sewer and eliminate potential well and septic systems.  

11. Accommodate water treatment of additional surface water flows external to the project via the future 

drainage conveyance/restoration area and filter marsh. 

12. Include an Enhanced Lake Management Plan to reduce nitrogen and phosphorous loading. 

13. Require installation of monitoring wells and coordination of ground and surface water monitoring. 

14. Include a Hydrological Restoration Plan. 

15. Support the protection of existing or proposed public water wells in the area. 

16. Result in development that is more compatible with adjoining properties. 

17. Provide an Indigenous Management Plan which will include long-term management strategies for the 

preserve areas. 

18.  Include a Protected Species Management Plan addressing human-wildlife coexistence. 

19. Require Florida Friendly plantings and low irrigation for common elements. 

20. Provide central management of fertilizers and pesticides and control application by individual 

homeowners. 

21. Require an internal system of trails, pathways and sidewalks to promote a walkable community. 

22. Provide bicycle and/or pedestrian connection to adjacent park or conservation lands. 

23. Provide assurance and predictability regarding future development and the ability to cap density and 

intensity and condition approval through the planned development process. 

24. Result in positive fiscal impact due to an increased tax base and impact fees.  

25. Provide quality housing that will help the City meet its anticipated population growth.  

26. Promote internal capture and reduce trips on the road by providing internal amenities, and neighborhood 

commercial uses. 
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Proposed Text Amendment - Policy 1.1.28: Imperial District 

Policy 1.1.28: Imperial District  

Intended to recognize lands east of I-75 and north of East Terry Street that are appropriate for lower 

density residential development and complementary low-intensity neighborhood commercial uses that 

serve the surrounding residents’ convenience needs.  These lands, which consist of approximately 328 

acres, were cleared, bermed, diked and severely impacted by agricultural uses prior to the City’s 

incorporation and adoption of this comprehensive plan.   

Residential development within this district is meant to provide transitional densities that are compatible 

with surrounding land uses and incorporate design features that implement and or advance the City’s 

water resource goals for the area.  Allowable uses are limited to residential uses at a maximum density 

of 2.13 units per gross acre, not to exceed 700 units, along with accessory amenity structures and private 

recreational areas; open space and conservation areas; public infrastructure; essential services needed 

for the health, safety and the general welfare of the community; and low-intensity neighborhood 

commercial uses serving and providing a convenience for nearby residential neighborhoods in order to 

relieve automobile traffic on the City’s major roadways.  Development within the Imperial District must 

adhere to the following innovative design and planning principles: 

1. The property shall be rezoned to Planned Development. The following, unless stated otherwise, 

shall be provided at the time of Planned Development rezoning: 

a. An enhanced lake management plan that: 

i. Applies best management practices for fertilizers and pesticides; 

ii. Provides erosion control and lake bank stabilization; 

iii. Establishes lake maintenance requirements; and  

iv. Establishes an education program for any homeowners’ association for the 

property addressing issues such as restricted lake uses, fertilizer use, lake bank 

planting requirements, and best management practices. 

b. A hydrological restoration plan submitted through the Development Order process that: 

i. Includes excavation and grading plans; and 

ii. Analyzes hydrological improvements and improved water budget. 

c. An indigenous management plan that addresses human-wildlife coexistence. 

d. Written verification as to adequate public facilities for the project to be approved 

through the Planned Development rezoning process from: 

i. The Bonita Springs Fire Control & Rescue District;  

ii. The Lee County Sheriff’s Office;  

iii. Lee County Emergency Medical Services; and  
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iv. The Lee County School District. 

2. The project shall provide a minimum of 60% open space calculated over the gross project area, 

including a combination of any of the following: flow-ways, drainage conveyance/restoration 

areas, buffers and landscaped areas, lakes, parks, conservation areas, active and passive 

recreation areas, outdoor active and passive public use areas, private yards, nature trails, and 

retention areas. As practicable, the project and open space will be designed to: 

a. Restore and accommodate existing and historical regional flow-ways; 

b. Restore and accommodate historic groundwater levels; 

c. Where applicable, provide critical wildlife connections to adjacent conservation areas; 

and 

d. Where applicable, provide connectivity to adjacent public open space and recreational 

park areas. 

3. Florida-friendly landscaping with low irrigation requirements and common elements shall be 

used throughout the project. 

4. A minimum of 1.5 inches of water quality treatment shall be provided for the project. 

5. Stormwater runoff from the project shall be directed into treatment areas that provide 

additional storage for 0.5” of runoff for the developed area prior to discharge into water 

management lakes and a regional flow-way. 

6. The project shall connect to public water and sewer services provided by Bonita Springs Utilities 

and shall collect to reclaimed water if available. 

7. Existing or proposed public water wells shall be protected. 

8. As may be practical, low impact roadway design, linear filter marsh retention elements, and 

other “green” design features will be included in the project design. 

9. The Planned Development rezoning, if approved. shall not result in material detrimental impacts 

to existing future potable water supply resources. 

10. The Planned Development zoning approval, or separate development agreement, shall set forth 

a phasing schedule for the project, and define the delivery of a water quality and future drainage 

conveyance/restoration area that will contribute to enhancing regional flows and flood 

prevention control. 

11. Golf courses are prohibited. 

12. Neighborhood convenience commercial uses, which shall be designed primarily to meet the 

convenience commercial needs of the project residents and other neighboring residents who 

need to travel more than one mile to reach existing commercial concentrations, shall adhere to 

the following conditions: 

a. Commercial uses shall be open and conveniently accessible to the residents of the 

project and the neighboring public. 
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b. The most appropriate uses include, but shall not be limited to, the following: grocery, 

convenience market without gas; laundry; dry cleaning; barber/beauty/nail salon; shoe 

repair; restaurant; medical, insurance, travel and real estate offices; and similar uses 

intended to provide for nearby residents' everyday needs, and public and semi-public 

uses. 

c. Direct access to Bonita Grande shall be provided.   

d. The commercial area shall be limited to a maximum of 5 acres. 

e. The maximum Floor Area Ratio (FAR) shall be 0.25 

f. The maximum height shall be 2 stories, not to exceed 45 feet. 

The Imperial District shall include to the following property:  

LEGAL DESCRIPTION 
 

A PARCEL OF LAND LYING WITHIN SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA 
AND SECTION 18, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA, BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE SOUTHEAST CORNER OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, 
FLORIDA; THENCE RUN S89°05'07"W ALONG THE SOUTH LINE OF SAID SECTION 19 FOR A DISTANCE OF 1848.51 
FEET TO AN INTERSECTION WITH THE EAST LINE OF CITRUS PARK AS DESCRIBED IN INSTRUMENT No. 
2019000138281 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE LEAVING SAID SOUTH LINE RUN 
N00°53'18"W ALONG SAID EAST LINE FOR A DISTANCE OF 2325.77 FEET TO A POINT OF CURVATURE; THENCE RUN 
165.78 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE SOUTHWEST HAVING A RADIUS OF 150.00 FEET, A 
CENTRAL ANGLE OF 63°19'24", A CHORD DISTANCE OF 157.47 FEET AND A CHORD BEARING OF N32°33'00"W TO 
A POINT OF TANGENCY; THENCE RUN N64°12'42"W FOR A DISTANCE OF 187.10 FEET TO A POINT OF CURVATURE; 
THENCE RUN 126.76 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE NORTHEAST HAVING A RADIUS OF 
114.97 FEET, A CENTRAL ANGLE OF 63°10'20", A CHORD DISTANCE OF 120.44 FEET AND A CHORD BEARING OF 
N32°37'32"W TO A POINT ON A NON-TANGENTIAL LINE; THENCE RUN N01°06'05"W FOR A DISTANCE OF 2647.03 
FEET TO THE NORTHEAST CORNER OF SAID CITRUS PARK AND THE SOUTHEAST CORNER OF BELL VILLA AS 
DESCRIBED IN OFFICIAL RECORDS BOOK 1469, PAGE 1143 THROUGH 1152 OF SAID PUBLIC RECORDS; THENCE 
RUN N00°55'23"W ALONG THE EAST LINE OF SAID BELL VILLA FOR A DISTANCE OF 2666.53 FEET TO THE 
NORTHEAST CORNER OF SAID BELL VILLA; THENCE RUN S89°01'22"W ALONG THE NORTH LINE OF SAID BELL VILLA 
FOR A DISTANCE OF 521.18 FEET TO AN INTERSECTION WITH THE EAST LINE OF THOSE LANDS AS DESCRIBED IN 
INSTRUMENT No. 2018000249003; THENCE RUN N00°55'23"W ALONG THE SAID EAST LINE FOR A DISTANCE OF 
2645.54 FEET TO AN INTERSECTION WITH THE NORTH LINE OF THE NORTHEAST QUARTER OF SAID SECTION 18; 
THENCE RUN N88°27'27"E ALONG SAID NORTH LINE FOR A DISTANCE OF 2220.46 FEET TO THE NORTHEAST 
CORNER OF SAID SECTION 18; THENCE RUN S04°37'54"E ALONG THE EAST LINE OF SAID SECTION 18 AND THE 
WEST LINE OF AN AGREED BOUNDARY LINE AS RECORDED IN OFFICIAL RECORDS BOOK 2061, PAGES 3139 AND 
3140 OF SAID PUBLIC RECORDS FOR A DISTANCE OF 2663.68 FEET TO THE EAST QUARTER CORNER OF SAID 
SECTION 18; THENCE RUN S04°37'21"E FOR A DISTANCE OF 1348.31 FEET; THENCE RUN N89°01'22"E FOR A 
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DISTANCE OF 191.67 FEET TO AN INTERSECTION WITH THE EAST LINE OF AN AGREED BOUNDARY LINE AS 
DESCRIBED IN OFFICIAL RECORDS BOOK 2061, PAGES 3137 AND 3138 OF SAID PUBLIC RECORDS; THENCE RUN 
S01°03'47"E ALONG SAID EAST LINE FOR A DISTANCE OF 1340.84 FEET; THENCE LEAVING SAID EAST LINE RUN 
S89°18'30"W FOR A DISTANCE OF 2078.42 FEET; THENCE RUN S01°06'05"E FOR A DISTANCE OF 2646.89 FEET; 
THENCE RUN N89°10'29"E FOR A DISTANCE OF 288.20 FEET; THENCE RUN S00°53'18"E FOR A DISTANCE OF 
1334.40 FEET; THENCE RUN N89°05'53"E FOR A DISTANCE OF 1794.01 FEET TO THE EAST LINE OF SAID AGREED 
BOUNDARY LINE; THENCE RUN S01°05'07"E ALONG SAID EAST LINE FOR A DISTANCE OF 1311.01 FEET TO THE 
SOUTHEAST CORNER OF SAID SECTION 19 AND THE POINT OF BEGINNING;  
 
SAID PARCEL CONTAINING 14,295,367.95 SQUARE FEET OR 328.18 ACRES, MORE OR LESS. 
 
BEARINGS SHOWN HEREON REFER TO AN ASSUMED BEARING OF N 01°05'07" W ALONG THE EASTERLY LINE OF 
THE SOUTHEAST 1/4 OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA. 
 
THIS PROPERTY IS SUBJECT TO RESERVATIONS OR RESTRICTIONS OF RECORD. 
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Proposed Map Amendment - Imperial District Map 
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Imperial District 

Summary of Request 

 

The Imperial District comprehensive plan amendment request consists of two amendments.  The first entails a 

text change to create the new Future Land Use Element Policy 1.1.28: Imperial District.  The second amendment 

is a map change to designate the ±328-acre subject property as Imperial District on the Future Land Use Map. 

The following Comprehensive Plan Amendment application is filed on behalf of 3HWA Land Holdings, LLC. The 

±328-acre subject property is located north and south of the intersection of Bonita Grande Drive and Citrus Park 

Boulevard, in the northeast quadrant of the City’s DRGR area.  The property is comprised of eight contiguous 

parcels owned by 3HWA Land Holdings LLC and the Managers of that LLC.    

The Imperial District is being proposed in recognition that low-density residential and complementary 

neighborhood commercial development is appropriate for this area and that a thoughtful and carefully planned 

community can be compatible with surrounding land uses and can contribute to the City’s water resource 

improvements and initiatives. 

Further, this Comprehensive Plan Amendment is being requested to assign an appropriate Future Land Use 

category to a property that has been bermed, diked, cleared and severely impacted by agricultural uses prior to 

incorporation of the City and adoption of its Comprehensive Plan; that is surrounded by existing and proposed 

development; and that is devoid of environmentally sensitive habitat except for ±4.08 acres of wetlands located 

along the eastern boundary that will be enhanced, preserved and incorporated in the  project design.  

The Imperial District also recognizes the subject property’s strategic location proximate to large conservation 

areas and its ability to implement and further the City’s long-term goals of protecting groundwater and improving 

surface water management in eastern Bonita.   

The ±328-acre property subject to this map amendment is located between Citrus Park, a 1500+ unit mobile home 

resort, to the west and the Bonita Grande Mine, subject to a stipulated agreement, to the east. The proposed 

district will allow lower density/intensity infill development that is compatible with those projects and will offer a 

transitional density between the higher density Citrus Park to the low-density Conservation Fringe Category and 

proposed residential project.  The proposed Imperial District will complement the Conservation Fringe FLU and, 

in concert, those districts will allow the City to meet its mandate of re-designating lands within the DRGR (FLU 

Policies 1.7.1, 1.7.2, 1.14.1) to allow appropriate types and intensity of uses and to implement water quality and 

quantity measures recommended by multiple DRGR studies and the Water Strategy Task Force. 
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The Imperial District can provide numerous benefits identified below and discussed within this application: 

1. Permanently eliminate agricultural uses that have significant environmental and water-resource impacts. 

2. Eliminate agricultural use of pesticides and fertilizers. 

3. Improve water quality. 

4. Reduce water utilization that results from agricultural operations. 

5. Help restore regional surface water flows, as well as improve off-site conveyance, treatment and flood 

control/retention conditions. 

6. Restoration of historic hydrologic conditions to the greatest extent practicable. 

7. Allow for wildlife habitat and connections via the proposed flow-wayfuture drainage 

conveyance/restoration area that will include habitat restoration and the creation of filter marshes. 

8. Preserve 100 percent of existing wetlands onsite and connect to the contiguous flowfuture drainage 

conveyance/restoration area-way that will provide foraging habitat for wading birds. 

9. Preserve 100 percent of indigenous habitat within the site. 

10. Ensure connection to public water and sewer and eliminate potential well and septic systems.  

11. Accommodate water treatment of additional surface water flows external to the project via the proposed 

flowfuture drainage conveyance/restoration area-way and filter marsh. 

12. Include an Enhanced Lake Management Plan to reduce nitrogen and phosphorous loading. 

13. Require installation of monitoring wells and coordination of ground and surface water monitoring. 

14. Include a Hydrological Restoration Plan. 

15. Support the protection of existing or proposed public water wells in the area. 

16. Result in development that is more compatible with adjoining properties. 

17. Provide an Indigenous Management Plan which will include long-term management strategies for the 

preserve areas. 

18.  Include a Protected Species Management Plan addressing human-wildlife coexistence. 

19. Require Florida Friendly plantings and low irrigation for common elements. 

20. Provide central management of fertilizers and pesticides and control application by individual 

homeowners. 

21. Require an internal system of trails, pathways and sidewalks to promote a walkable community. 

22. Provide bicycle and/or pedestrian connection to adjacent park or conservation lands. 

23. Provide assurance and predictability regarding future development and the ability to cap density and 

intensity and condition approval through the planned development process. 

24. Result in positive fiscal impact due to an increased tax base and impact fees.  

25. Provide quality housing that will help the City meet its anticipated population growth.  

26. Promote internal capture and reduce trips on the road by providing internal amenities, and neighborhood 

commercial uses. 
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Proposed Text Amendment - Policy 1.1.28: Imperial District 

Policy 1.1.28: Imperial District  

Intended to recognize lands east of I-75 and north of East Terry Street that are appropriate for lower 

density residential development and complementary low-intensity neighborhood commercial uses that 

serve the surrounding residents’ convenience needs.  These lands, which consist of approximately 328 

acres, were cleared, bermed, diked and severely impacted by agricultural uses prior to the City’s 

incorporation and adoption of this comprehensive plan.   

Residential development within this district is meant to provide transitional densities that are compatible 

with surrounding land uses and incorporate design features that implement and or advance the City’s 

water resource goals for the area.  Allowable uses are limited to residential uses at a maximum density 

of 2.13 units per gross acre, not to exceed 700 units, along with accessory amenity structures and private 

recreational areas; open space and conservation areas; public infrastructure; essential services needed 

for the health, safety and the general welfare of the community; and low-intensity neighborhood 

commercial uses serving and providing a convenience for nearby residential neighborhoods in order to 

relieve automobile traffic on the City’s major roadways.  Development within the Imperial District must 

adhere to the following innovative design and planning principles: 

1. The property shall be rezoned to Planned Development. The following, unless stated otherwise, 

shall be provided at the time of Planned Development rezoning: 

a. An enhanced lake management plan that: 

i. Applies best management practices for fertilizers and pesticides; 

ii. Provides erosion control and lake bank stabilization; 

iii. Establishes lake maintenance requirements; and  

iv. Establishes an education program for any homeowners’ association for the 

property addressing issues such as restricted lake uses, fertilizer use, lake bank 

planting requirements, and best management practices. 

b. A hydrological restoration plan submitted through the Development Order process that: 

i. Includes excavation and grading plans; and 

ii. Analyzes hydrological improvements and improved water budget. 

c. An indigenous management plan that addresses human-wildlife coexistence. 

d. Written verification as to adequate public facilities for the project to be approved 

through the Planned Development rezoning process from: 

i. The Bonita Springs Fire Control & Rescue District;  

ii. The Lee County Sheriff’s Office;  

iii. Lee County Emergency Medical Services; and  
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iv. The Lee County School District. 

2. The project shall provide a minimum of 60% open space calculated over the gross project area, 

including a combination of any of the following: flow-ways, drainage conveyance/restoration 

areas, buffers and landscaped areas, lakes, parks, conservation areas, active and passive 

recreation areas, outdoor active and passive public use areas, private yards, nature trails, and 

retention areas. As practicable, the project and open space will be designed to: 

a. Restore and accommodate existing and historical regional flow-ways; 

b. Restore and accommodate historic groundwater levels; 

c. Where applicable, provide critical wildlife connections to adjacent conservation areas; 

and 

d. Where applicable, provide connectivity to adjacent public open space and recreational 

park areas. 

3. Florida-friendly landscaping with low irrigation requirements and common elements shall be 

used throughout the project. 

4. A minimum of 1.5 inches of water quality treatment shall be provided for the project. 

5. Stormwater runoff from the project shall be directed into treatment areas that provide 

additional storage for 0.5” of runoff for the developed area prior to discharge into water 

management lakes and a regional flow-wayfuture drainage conveyance/restoration areas. 

6. The project shall connect to public water and sewer services provided by Bonita Springs Utilities 

and shall collect to reclaimed water if available. 

7. Existing or proposed public water wells shall be protected. 

8. As may be practical, low impact roadway design, linear filter marsh retention elements, and 

other “green” design features will be included in the project design. 

9. The Planned Development rezoning, if approved. shall not result in material detrimental impacts 

to existing future potable water supply resources. 

10. The Planned Development zoning approval, or separate development agreement, shall set forth 

a phasing schedule for the project, and define the delivery of a water quality and conveyance 

flow-wayfuture drainage conveyance/restoration area that will contribute to enhancing 

regional flows and flood prevention control. 

11. Golf courses are prohibited. 

12. Neighborhood convenience commercial uses, which shall be designed primarily to meet the 

convenience commercial needs of the project residents and other neighboring residents who 

need to travel more than one mile to reach existing commercial concentrations, shall adhere to 

the following conditions: 

a. Commercial uses shall be open and conveniently accessible to the residents of the 

project and the neighboring public. 
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b. The most appropriate uses include, but shall not be limited to, the following: grocery, 

convenience market without gas; laundry; dry cleaning; barber/beauty/nail salon; shoe 

repair; restaurant; medical, insurance, travel and real estate offices; and similar uses 

intended to provide for nearby residents' everyday needs, and public and semi-public 

uses. 

c. Direct access to Bonita Grande shall be provided.   

d. The commercial area shall be limited to a maximum of 5 acres. 

e. The maximum Floor Area Ratio (FAR) shall be 0.25 

f. The maximum height shall be 2 stories, not to exceed 45 feet. 

The Imperial District shall include to the following property:  

LEGAL DESCRIPTION 
 

A PARCEL OF LAND LYING WITHIN SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA 
AND SECTION 18, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA, BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE SOUTHEAST CORNER OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, 
FLORIDA; THENCE RUN S89°05'07"W ALONG THE SOUTH LINE OF SAID SECTION 19 FOR A DISTANCE OF 1848.51 
FEET TO AN INTERSECTION WITH THE EAST LINE OF CITRUS PARK AS DESCRIBED IN INSTRUMENT No. 
2019000138281 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE LEAVING SAID SOUTH LINE RUN 
N00°53'18"W ALONG SAID EAST LINE FOR A DISTANCE OF 2325.77 FEET TO A POINT OF CURVATURE; THENCE RUN 
165.78 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE SOUTHWEST HAVING A RADIUS OF 150.00 FEET, A 
CENTRAL ANGLE OF 63°19'24", A CHORD DISTANCE OF 157.47 FEET AND A CHORD BEARING OF N32°33'00"W TO 
A POINT OF TANGENCY; THENCE RUN N64°12'42"W FOR A DISTANCE OF 187.10 FEET TO A POINT OF CURVATURE; 
THENCE RUN 126.76 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE NORTHEAST HAVING A RADIUS OF 
114.97 FEET, A CENTRAL ANGLE OF 63°10'20", A CHORD DISTANCE OF 120.44 FEET AND A CHORD BEARING OF 
N32°37'32"W TO A POINT ON A NON-TANGENTIAL LINE; THENCE RUN N01°06'05"W FOR A DISTANCE OF 2647.03 
FEET TO THE NORTHEAST CORNER OF SAID CITRUS PARK AND THE SOUTHEAST CORNER OF BELL VILLA AS 
DESCRIBED IN OFFICIAL RECORDS BOOK 1469, PAGE 1143 THROUGH 1152 OF SAID PUBLIC RECORDS; THENCE 
RUN N00°55'23"W ALONG THE EAST LINE OF SAID BELL VILLA FOR A DISTANCE OF 2666.53 FEET TO THE 
NORTHEAST CORNER OF SAID BELL VILLA; THENCE RUN S89°01'22"W ALONG THE NORTH LINE OF SAID BELL VILLA 
FOR A DISTANCE OF 521.18 FEET TO AN INTERSECTION WITH THE EAST LINE OF THOSE LANDS AS DESCRIBED IN 
INSTRUMENT No. 2018000249003; THENCE RUN N00°55'23"W ALONG THE SAID EAST LINE FOR A DISTANCE OF 
2645.54 FEET TO AN INTERSECTION WITH THE NORTH LINE OF THE NORTHEAST QUARTER OF SAID SECTION 18; 
THENCE RUN N88°27'27"E ALONG SAID NORTH LINE FOR A DISTANCE OF 2220.46 FEET TO THE NORTHEAST 
CORNER OF SAID SECTION 18; THENCE RUN S04°37'54"E ALONG THE EAST LINE OF SAID SECTION 18 AND THE 
WEST LINE OF AN AGREED BOUNDARY LINE AS RECORDED IN OFFICIAL RECORDS BOOK 2061, PAGES 3139 AND 
3140 OF SAID PUBLIC RECORDS FOR A DISTANCE OF 2663.68 FEET TO THE EAST QUARTER CORNER OF SAID 
SECTION 18; THENCE RUN S04°37'21"E FOR A DISTANCE OF 1348.31 FEET; THENCE RUN N89°01'22"E FOR A 
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DISTANCE OF 191.67 FEET TO AN INTERSECTION WITH THE EAST LINE OF AN AGREED BOUNDARY LINE AS 
DESCRIBED IN OFFICIAL RECORDS BOOK 2061, PAGES 3137 AND 3138 OF SAID PUBLIC RECORDS; THENCE RUN 
S01°03'47"E ALONG SAID EAST LINE FOR A DISTANCE OF 1340.84 FEET; THENCE LEAVING SAID EAST LINE RUN 
N89°18'30"E FOR A DISTANCE OF 2078.42 FEET; THENCE RUN S01°06'05"E FOR A DISTANCE OF 2646.89 FEET; 
THENCE RUN N89°10'29"E FOR A DISTANCE OF 288.20 FEET; THENCE RUN S00°53'18"E FOR A DISTANCE OF 
1334.40 FEET; THENCE RUN N89°05'53"E FOR A DISTANCE OF 1794.01 FEET TO THE EAST LINE OF SAID AGREED 
BOUNDARY LINE; THENCE RUN S01°05'07"E ALONG SAID EAST LINE FOR A DISTANCE OF 1311.01 FEET TO THE 
SOUTHEAST CORNER OF SAID SECTION 19 AND THE POINT OF BEGINNING;  
 
SAID PARCEL CONTAINING 14,295,367.95 SQUARE FEET OR 328.18 ACRES, MORE OR LESS. 
 
BEARINGS SHOWN HEREON REFER TO AN ASSUMED BEARING OF N 01°05'07" W ALONG THE EASTERLY LINE OF 
THE SOUTHEAST 1/4 OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA. 
 
THIS PROPERTY IS SUBJECT TO RESERVATIONS OR RESTRICTIONS OF RECORD. 

A PARCEL OF LAND LYING WITHIN SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA 
AND SECTION 18, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA, BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE SOUTHEAST CORNER OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, 
FLORIDA; THENCE RUN S89°05'07"W ALONG THE SOUTH LINE OF SAID SECTION 19 FOR A DISTANCE OF 1848.51 
FEET TO AN INTERSECTION WITH THE EAST LINE OF CITRUS PARK AS DESCRIBED IN INSTRUMENT No. 
2019000138281 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE LEAVING SAID SOUTH LINE RUN 
N00°53'18"W ALONG SAID EAST LINE FOR A DISTANCE OF 2325.77 FEET TO A POINT OF CURVATURE; THENCE RUN 
165.78 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE SOUTHWEST HAVING A RADIUS OF 150.00 FEET, A 
CENTRAL ANGLE OF 63°19'24", A CHORD DISTANCE OF 157.47 FEET AND A CHORD BEARING OF N32°33'00"W TO 
A POINT OF TANGENCY; THENCE RUN N64°12'42"W FOR A DISTANCE OF 187.10 FEET TO A POINT OF CURVATURE; 
THENCE RUN 126.76 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE NORTHEAST HAVING A RADIUS OF 
114.97 FEET, A CENTRAL ANGLE OF 63°10'20", A CHORD DISTANCE OF 120.44 FEET AND A CHORD BEARING OF 
N32°37'32"W TO A POINT ON A NON-TANGENTIAL LINE; THENCE RUN N01°06'05"W FOR A DISTANCE OF 2647.03 
FEET TO THE NORTHEAST CORNER OF SAID CITRUS PARK AND THE SOUTHEAST CORNER OF BELL VILLA AS 
DESCRIBED IN OFFICIAL RECORDS BOOK 1469, PAGE 1143 THROUGH 1152 OF SAID PUBLIC RECORDS; THENCE 
RUN N00°55'23"W ALONG THE EAST LINE OF SAID BELL VILLA FOR A DISTANCE OF 2666.53 FEET TO THE 
NORTHEAST CORNER OF SAID BELL VILLA; THENCE RUN S89°01'22"W ALONG THE NORTH LINE OF SAID BELL VILLA 
FOR A DISTANCE OF 521.18 FEET TO AN INTERSECTION WITH THE EAST LINE OF THOSE LANDS AS DESCRIBED IN 
INSTRUMENT No. 2018000249003; THENCE RUN N00°55'23"W ALONG THE SAID EAST LINE FOR A DISTANCE OF 
2645.54 FEET TO AN INTERSECTION WITH THE NORTH LINE OF THE NORTHEAST QUARTER OF SAID SECTION 18; 
THENCE RUN N88°27'27"E ALONG SAID NORTH LINE FOR A DISTANCE OF 2220.46 FEET TO THE NORTHEAST 
CORNER OF SAID SECTION 18; THENCE RUN S04°37'54"E ALONG THE EAST LINE OF SAID SECTION 18 AND THE 
WEST LINE OF AN AGREED BOUNDARY LINE AS RECORDED IN OFFICIAL RECORDS BOOK 2061, PAGES 3139 AND 
3140 OF SAID PUBLIC RECORDS FOR A DISTANCE OF 2663.68 FEET TO THE EAST QUARTER CORNER OF SAID 
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SECTION 18; THENCE RUN S04°37'21"E FOR A DISTANCE OF 1348.31 FEET; THENCE RUN N89°01'22"E FOR A 
DISTANCE OF 191.67 FEET TO AN INTERSECTION WITH THE EAST LINE OF AN AGREED BOUNDARY LINE AS 
DESCRIBED IN OFFICIAL RECORDS BOOK 2061, PAGES 3137 AND 3138 OF SAID PUBLIC RECORDS; THENCE RUN 
S01°03'47"E ALONG SAID EAST LINE FOR A DISTANCE OF 1340.84 FEET; THENCE LEAVING SAID EAST LINE RUN 
S89°18'30"W FOR A DISTANCE OF 2078.42 FEET; THENCE RUN S01°06'05"E FOR A DISTANCE OF 2646.89 FEET; 
THENCE RUN N89°10'29"E FOR A DISTANCE OF 288.20 FEET; THENCE RUN S00°53'18"E FOR A DISTANCE OF 
1334.40 FEET; THENCE RUN N89°05'53"E FOR A DISTANCE OF 1794.01 FEET TO THE EAST LINE OF SAID AGREED 
BOUNDARY LINE; THENCE RUN S01°05'07"E ALONG SAID EAST LINE FOR A DISTANCE OF 1311.01 FEET TO THE 
SOUTHEAST CORNER OF SAID SECTION 19 AND THE POINT OF BEGINNING;  
 
SAID PARCEL CONTAINING 14,295,367.95 SQUARE FEET OR 328.18 ACRES, MORE OR LESS. 
 
BEARINGS SHOWN HEREON REFER TO AN ASSUMED BEARING OF N 01°05'07" W ALONG THE EASTERLY LINE OF 
THE SOUTHEAST 1/4 OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA. 
 
THIS PROPERTY IS SUBJECT TO RESERVATIONS OR RESTRICTIONS OF RECORD. 
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Imperial District 

Proposed Text Amendment 
 

The Request:   

The proposed text amendment amends the Future Land Use Element by adding 1.1.28 as presented below.   

Policy 1.1.28: Imperial District  

Intended to recognize lands east of I-75 and north of East Terry Street that are appropriate for lower 

density residential development and complementary low-intensity neighborhood commercial uses that 

serve the surrounding residents’ convenience needs.  These lands, which consist of approximately 328 

acres, were cleared, bermed, diked and severely impacted by agricultural uses prior to the City’s 

incorporation and adoption of this comprehensive plan.   

Residential development within this district is meant to provide transitional densities that are 

compatible with surrounding land uses and incorporate design features that implement and or 

advance the City’s water resource goals for the area.  Allowable uses are limited to residential uses at a 

maximum density of 2.13 units per gross acre, not to exceed 700 units, along with accessory amenity 

structures and private recreational areas; open space and conservation areas; public infrastructure; 

essential services needed for the health, safety and the general welfare of the community; and low-

intensity neighborhood commercial uses serving and providing a convenience for nearby residential 

neighborhoods in order to relieve automobile traffic on the City’s major roadways.  Development 

within the Imperial District must adhere to the following innovative design and planning principles: 

1. The property shall be rezoned to Planned Development. The following, unless stated otherwise, 

shall be provided at the time of Planned Development rezoning: 

a. An enhanced lake management plan that: 

i. Applies best management practices for fertilizers and pesticides; 

ii. Provides erosion control and lake bank stabilization; 

iii. Establishes lake maintenance requirements; and  

iv. Establishes an education program for any homeowners’ association for the 

property addressing issues such as restricted lake uses, fertilizer use, lake bank 

planting requirements, and best management practices. 

b. A hydrological restoration plan submitted through the Development Order process 

that: 
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i. Includes excavation and grading plans; and 

ii. Analyzes hydrological improvements and improved water budget. 

c. An indigenous management plan that addresses human-wildlife coexistence. 

d. Written verification as to adequate public facilities for the project to be approved 

through the Planned Development rezoning process from: 

i. The Bonita Springs Fire Control & Rescue District;  

ii. The Lee County Sheriff’s Office;  

iii. Lee County Emergency Medical Services; and  

iv. The Lee County School District. 

2. The project shall provide a minimum of 60% open space calculated over the gross project area, 

including a combination of any of the following: flow-ways, drainage conveyance/restoration 

areas, buffers and landscaped areas, lakes, parks, conservation areas, active and passive 

recreation areas, outdoor active and passive public use areas, private yards, nature trails, and 

retention areas. As practicable, the project and open space will be designed to: 

a. Restore and accommodate existing and historical regional flow-ways; 

b. Restore and accommodate historic groundwater levels; 

c. Where applicable, provide critical wildlife connections to adjacent conservation areas; 

and 

d. Where applicable, provide connectivity to adjacent public open space and recreational 

park areas. 

3. Florida-friendly landscaping with low irrigation requirements and common elements shall be 

used throughout the project. 

4. A minimum of 1.5 inches of water quality treatment shall be provided for the project. 

5. Stormwater runoff from the project shall be directed into treatment areas that provide 

additional storage for 0.5” of runoff for the developed area prior to discharge into water 

management lakes and future drainage conveyance/restoration areas. 

6. The project shall connect to public water and sewer services provided by Bonita Springs 

Utilities and shall collect to reclaimed water if available. 

7. Existing or proposed public water wells shall be protected. 

8. As may be practical, low impact roadway design, linear filter marsh retention elements, and 

other “green” design features will be included in the project design. 

9. The Planned Development rezoning, if approved. shall not result in material detrimental 

impacts to existing future potable water supply resources. 

10. The Planned Development zoning approval, or separate development agreement, shall set 

forth a phasing schedule for the project, and define the delivery of a water quality and future 
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drainage conveyance/restoration area that will contribute to enhancing regional flows and 

flood prevention control. 

11. Golf courses are prohibited. 

12. Neighborhood convenience commercial uses, which shall be designed primarily to meet the 

convenience commercial needs of the project residents and other neighboring residents who 

need to travel more than one mile to reach existing commercial concentrations, shall adhere to 

the following conditions: 

a. Commercial uses shall be open and conveniently accessible to the residents of the 

project and the neighboring public. 

b. The most appropriate uses include, but shall not be limited to, the following: grocery, 

convenience market without gas; laundry; dry cleaning; barber/beauty/nail salon; 

shoe repair; restaurant; medical, insurance, travel and real estate offices; and similar 

uses intended to provide for nearby residents' everyday needs, and public and semi-

public uses. 

c. Direct access to Bonita Grande shall be provided.   

d. The commercial area shall be limited to a maximum of 5 acres. 

e. The maximum Floor Area Ratio (FAR) shall be 0.25 

f. The maximum height shall be 2 stories, not to exceed 45 feet. 

 

The Imperial District shall include to the following property:  

LEGAL DESCRIPTION 
 

A PARCEL OF LAND LYING WITHIN SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA 
AND SECTION 18, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA, BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE SOUTHEAST CORNER OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, 
FLORIDA; THENCE RUN S89°05'07"W ALONG THE SOUTH LINE OF SAID SECTION 19 FOR A DISTANCE OF 1848.51 
FEET TO AN INTERSECTION WITH THE EAST LINE OF CITRUS PARK AS DESCRIBED IN INSTRUMENT No. 
2019000138281 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE LEAVING SAID SOUTH LINE RUN 
N00°53'18"W ALONG SAID EAST LINE FOR A DISTANCE OF 2325.77 FEET TO A POINT OF CURVATURE; THENCE RUN 
165.78 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE SOUTHWEST HAVING A RADIUS OF 150.00 FEET, A 
CENTRAL ANGLE OF 63°19'24", A CHORD DISTANCE OF 157.47 FEET AND A CHORD BEARING OF N32°33'00"W TO 
A POINT OF TANGENCY; THENCE RUN N64°12'42"W FOR A DISTANCE OF 187.10 FEET TO A POINT OF CURVATURE; 
THENCE RUN 126.76 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE NORTHEAST HAVING A RADIUS OF 
114.97 FEET, A CENTRAL ANGLE OF 63°10'20", A CHORD DISTANCE OF 120.44 FEET AND A CHORD BEARING OF 
N32°37'32"W TO A POINT ON A NON-TANGENTIAL LINE; THENCE RUN N01°06'05"W FOR A DISTANCE OF 2647.03 
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FEET TO THE NORTHEAST CORNER OF SAID CITRUS PARK AND THE SOUTHEAST CORNER OF BELL VILLA AS 
DESCRIBED IN OFFICIAL RECORDS BOOK 1469, PAGE 1143 THROUGH 1152 OF SAID PUBLIC RECORDS; THENCE 
RUN N00°55'23"W ALONG THE EAST LINE OF SAID BELL VILLA FOR A DISTANCE OF 2666.53 FEET TO THE 
NORTHEAST CORNER OF SAID BELL VILLA; THENCE RUN S89°01'22"W ALONG THE NORTH LINE OF SAID BELL VILLA 
FOR A DISTANCE OF 521.18 FEET TO AN INTERSECTION WITH THE EAST LINE OF THOSE LANDS AS DESCRIBED IN 
INSTRUMENT No. 2018000249003; THENCE RUN N00°55'23"W ALONG THE SAID EAST LINE FOR A DISTANCE OF 
2645.54 FEET TO AN INTERSECTION WITH THE NORTH LINE OF THE NORTHEAST QUARTER OF SAID SECTION 18; 
THENCE RUN N88°27'27"E ALONG SAID NORTH LINE FOR A DISTANCE OF 2220.46 FEET TO THE NORTHEAST 
CORNER OF SAID SECTION 18; THENCE RUN S04°37'54"E ALONG THE EAST LINE OF SAID SECTION 18 AND THE 
WEST LINE OF AN AGREED BOUNDARY LINE AS RECORDED IN OFFICIAL RECORDS BOOK 2061, PAGES 3139 AND 
3140 OF SAID PUBLIC RECORDS FOR A DISTANCE OF 2663.68 FEET TO THE EAST QUARTER CORNER OF SAID 
SECTION 18; THENCE RUN S04°37'21"E FOR A DISTANCE OF 1348.31 FEET; THENCE RUN N89°01'22"E FOR A 
DISTANCE OF 191.67 FEET TO AN INTERSECTION WITH THE EAST LINE OF AN AGREED BOUNDARY LINE AS 
DESCRIBED IN OFFICIAL RECORDS BOOK 2061, PAGES 3137 AND 3138 OF SAID PUBLIC RECORDS; THENCE RUN 
S01°03'47"E ALONG SAID EAST LINE FOR A DISTANCE OF 1340.84 FEET; THENCE LEAVING SAID EAST LINE RUN 
S89°18'30"W FOR A DISTANCE OF 2078.42 FEET; THENCE RUN S01°06'05"E FOR A DISTANCE OF 2646.89 FEET; 
THENCE RUN N89°10'29"E FOR A DISTANCE OF 288.20 FEET; THENCE RUN S00°53'18"E FOR A DISTANCE OF 
1334.40 FEET; THENCE RUN N89°05'53"E FOR A DISTANCE OF 1794.01 FEET TO THE EAST LINE OF SAID AGREED 
BOUNDARY LINE; THENCE RUN S01°05'07"E ALONG SAID EAST LINE FOR A DISTANCE OF 1311.01 FEET TO THE 
SOUTHEAST CORNER OF SAID SECTION 19 AND THE POINT OF BEGINNING;  
 
SAID PARCEL CONTAINING 14,295,367.95 SQUARE FEET OR 328.18 ACRES, MORE OR LESS. 
 
BEARINGS SHOWN HEREON REFER TO AN ASSUMED BEARING OF N 01°05'07" W ALONG THE EASTERLY LINE OF 
THE SOUTHEAST 1/4 OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA. 
 
THIS PROPERTY IS SUBJECT TO RESERVATIONS OR RESTRICTIONS OF RECORD. 
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Imperial District 

Proposed Text Amendment 
 

The Request:   

The proposed text amendment amends the Future Land Use Element by adding 1.1.28 as presented below.   

Policy 1.1.28: Imperial District  

Intended to recognize lands east of I-75 and north of East Terry Street that are appropriate for lower 

density residential development and complementary low-intensity neighborhood commercial uses that 

serve the surrounding residents’ convenience needs.  These lands, which consist of approximately 328 

acres, were cleared, bermed, diked and severely impacted by agricultural uses prior to the City’s 

incorporation and adoption of this comprehensive plan.   

Residential development within this district is meant to provide transitional densities that are 

compatible with surrounding land uses and incorporate design features that implement and or 

advance the City’s water resource goals for the area.  Allowable uses are limited to residential uses at a 

maximum density of 2.13 units per gross acre, not to exceed 700 units, along with accessory amenity 

structures and private recreational areas; open space and conservation areas; public infrastructure; 

essential services needed for the health, safety and the general welfare of the community; and low-

intensity neighborhood commercial uses serving and providing a convenience for nearby residential 

neighborhoods in order to relieve automobile traffic on the City’s major roadways.  Development 

within the Imperial District must adhere to the following innovative design and planning principles: 

1. The property shall be rezoned to Planned Development. The following, unless stated otherwise, 

shall be provided at the time of Planned Development rezoning: 

a. An enhanced lake management plan that: 

i. Applies best management practices for fertilizers and pesticides; 

ii. Provides erosion control and lake bank stabilization; 

iii. Establishes lake maintenance requirements; and  

iv. Establishes an education program for any homeowners’ association for the 

property addressing issues such as restricted lake uses, fertilizer use, lake bank 

planting requirements, and best management practices. 

b. A hydrological restoration plan submitted through the Development Order process 

that: 
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i. Includes excavation and grading plans; and 

ii. Analyzes hydrological improvements and improved water budget. 

c. An indigenous management plan that addresses human-wildlife coexistence. 

d. Written verification as to adequate public facilities for the project to be approved 

through the Planned Development rezoning process from: 

i. The Bonita Springs Fire Control & Rescue District;  

ii. The Lee County Sheriff’s Office;  

iii. Lee County Emergency Medical Services; and  

iv. The Lee County School District. 

2. The project shall provide a minimum of 60% open space calculated over the gross project area, 

including a combination of any of the following: flow-ways, drainage conveyance/restoration 

areas, buffers and landscaped areas, lakes, parks, conservation areas, active and passive 

recreation areas, outdoor active and passive public use areas, private yards, nature trails, and 

retention areas. As practicable, the project and open space will be designed to: 

a. Restore and accommodate existing and historical regional flow-ways; 

b. Restore and accommodate historic groundwater levels; 

c. Where applicable, provide critical wildlife connections to adjacent conservation areas; 

and 

d. Where applicable, provide connectivity to adjacent public open space and recreational 

park areas. 

3. Florida-friendly landscaping with low irrigation requirements and common elements shall be 

used throughout the project. 

4. A minimum of 1.5 inches of water quality treatment shall be provided for the project. 

5. Stormwater runoff from the project shall be directed into treatment areas that provide 

additional storage for 0.5” of runoff for the developed area prior to discharge into water 

management lakes and a regional flow-wayfuture drainage conveyance/restoration areas. 

6. The project shall connect to public water and sewer services provided by Bonita Springs 

Utilities and shall collect to reclaimed water if available. 

7. Existing or proposed public water wells shall be protected. 

8. As may be practical, low impact roadway design, linear filter marsh retention elements, and 

other “green” design features will be included in the project design. 

9. The Planned Development rezoning, if approved. shall not result in material detrimental 

impacts to existing future potable water supply resources. 

10. The Planned Development zoning approval, or separate development agreement, shall set 

forth a phasing schedule for the project, and define the delivery of a water quality and future 
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drainage conveyance/restoration area conveyance flow-way that will contribute to enhancing 

regional flows and flood prevention control. 

11. Golf courses are prohibited. 

12. Neighborhood convenience commercial uses, which shall be designed primarily to meet the 

convenience commercial needs of the project residents and other neighboring residents who 

need to travel more than one mile to reach existing commercial concentrations, shall adhere to 

the following conditions: 

a. Commercial uses shall be open and conveniently accessible to the residents of the 

project and the neighboring public. 

b. The most appropriate uses include, but shall not be limited to, the following: grocery, 

convenience market without gas; laundry; dry cleaning; barber/beauty/nail salon; 

shoe repair; restaurant; medical, insurance, travel and real estate offices; and similar 

uses intended to provide for nearby residents' everyday needs, and public and semi-

public uses. 

c. Direct access to Bonita Grande shall be provided.   

d. The commercial area shall be limited to a maximum of 5 acres. 

e. The maximum Floor Area Ratio (FAR) shall be 0.25 

f. The maximum height shall be 2 stories, not to exceed 45 feet. 

 

The Imperial District shall include to the following property:  

LEGAL DESCRIPTION 
 

A PARCEL OF LAND LYING WITHIN SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA 
AND SECTION 18, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA, BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE SOUTHEAST CORNER OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, 
FLORIDA; THENCE RUN S89°05'07"W ALONG THE SOUTH LINE OF SAID SECTION 19 FOR A DISTANCE OF 1848.51 
FEET TO AN INTERSECTION WITH THE EAST LINE OF CITRUS PARK AS DESCRIBED IN INSTRUMENT No. 
2019000138281 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE LEAVING SAID SOUTH LINE RUN 
N00°53'18"W ALONG SAID EAST LINE FOR A DISTANCE OF 2325.77 FEET TO A POINT OF CURVATURE; THENCE RUN 
165.78 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE SOUTHWEST HAVING A RADIUS OF 150.00 FEET, A 
CENTRAL ANGLE OF 63°19'24", A CHORD DISTANCE OF 157.47 FEET AND A CHORD BEARING OF N32°33'00"W TO 
A POINT OF TANGENCY; THENCE RUN N64°12'42"W FOR A DISTANCE OF 187.10 FEET TO A POINT OF CURVATURE; 
THENCE RUN 126.76 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE NORTHEAST HAVING A RADIUS OF 
114.97 FEET, A CENTRAL ANGLE OF 63°10'20", A CHORD DISTANCE OF 120.44 FEET AND A CHORD BEARING OF 
N32°37'32"W TO A POINT ON A NON-TANGENTIAL LINE; THENCE RUN N01°06'05"W FOR A DISTANCE OF 2647.03 
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FEET TO THE NORTHEAST CORNER OF SAID CITRUS PARK AND THE SOUTHEAST CORNER OF BELL VILLA AS 
DESCRIBED IN OFFICIAL RECORDS BOOK 1469, PAGE 1143 THROUGH 1152 OF SAID PUBLIC RECORDS; THENCE 
RUN N00°55'23"W ALONG THE EAST LINE OF SAID BELL VILLA FOR A DISTANCE OF 2666.53 FEET TO THE 
NORTHEAST CORNER OF SAID BELL VILLA; THENCE RUN S89°01'22"W ALONG THE NORTH LINE OF SAID BELL VILLA 
FOR A DISTANCE OF 521.18 FEET TO AN INTERSECTION WITH THE EAST LINE OF THOSE LANDS AS DESCRIBED IN 
INSTRUMENT No. 2018000249003; THENCE RUN N00°55'23"W ALONG THE SAID EAST LINE FOR A DISTANCE OF 
2645.54 FEET TO AN INTERSECTION WITH THE NORTH LINE OF THE NORTHEAST QUARTER OF SAID SECTION 18; 
THENCE RUN N88°27'27"E ALONG SAID NORTH LINE FOR A DISTANCE OF 2220.46 FEET TO THE NORTHEAST 
CORNER OF SAID SECTION 18; THENCE RUN S04°37'54"E ALONG THE EAST LINE OF SAID SECTION 18 AND THE 
WEST LINE OF AN AGREED BOUNDARY LINE AS RECORDED IN OFFICIAL RECORDS BOOK 2061, PAGES 3139 AND 
3140 OF SAID PUBLIC RECORDS FOR A DISTANCE OF 2663.68 FEET TO THE EAST QUARTER CORNER OF SAID 
SECTION 18; THENCE RUN S04°37'21"E FOR A DISTANCE OF 1348.31 FEET; THENCE RUN N89°01'22"E FOR A 
DISTANCE OF 191.67 FEET TO AN INTERSECTION WITH THE EAST LINE OF AN AGREED BOUNDARY LINE AS 
DESCRIBED IN OFFICIAL RECORDS BOOK 2061, PAGES 3137 AND 3138 OF SAID PUBLIC RECORDS; THENCE RUN 
S01°03'47"E ALONG SAID EAST LINE FOR A DISTANCE OF 1340.84 FEET; THENCE LEAVING SAID EAST LINE RUN 
N89°18'30"E FOR A DISTANCE OF 2078.42 FEET; THENCE RUN S01°06'05"E FOR A DISTANCE OF 2646.89 FEET; 
THENCE RUN N89°10'29"E FOR A DISTANCE OF 288.20 FEET; THENCE RUN S00°53'18"E FOR A DISTANCE OF 
1334.40 FEET; THENCE RUN N89°05'53"E FOR A DISTANCE OF 1794.01 FEET TO THE EAST LINE OF SAID AGREED 
BOUNDARY LINE; THENCE RUN S01°05'07"E ALONG SAID EAST LINE FOR A DISTANCE OF 1311.01 FEET TO THE 
SOUTHEAST CORNER OF SAID SECTION 19 AND THE POINT OF BEGINNING;  
 
SAID PARCEL CONTAINING 14,295,367.95 SQUARE FEET OR 328.18 ACRES, MORE OR LESS. 
 
BEARINGS SHOWN HEREON REFER TO AN ASSUMED BEARING OF N 01°05'07" W ALONG THE EASTERLY LINE OF 
THE SOUTHEAST 1/4 OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA. 
 
THIS PROPERTY IS SUBJECT TO RESERVATIONS OR RESTRICTIONS OF RECORD. 

A PARCEL OF LAND LYING WITHIN SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA 
AND SECTION 18, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA, BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE SOUTHEAST CORNER OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, 
FLORIDA; THENCE RUN S89°05'07"W ALONG THE SOUTH LINE OF SAID SECTION 19 FOR A DISTANCE OF 1848.51 
FEET TO AN INTERSECTION WITH THE EAST LINE OF CITRUS PARK AS DESCRIBED IN INSTRUMENT No. 
2019000138281 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE LEAVING SAID SOUTH LINE RUN 
N00°53'18"W ALONG SAID EAST LINE FOR A DISTANCE OF 2325.77 FEET TO A POINT OF CURVATURE; THENCE RUN 
165.78 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE SOUTHWEST HAVING A RADIUS OF 150.00 FEET, A 
CENTRAL ANGLE OF 63°19'24", A CHORD DISTANCE OF 157.47 FEET AND A CHORD BEARING OF N32°33'00"W TO 
A POINT OF TANGENCY; THENCE RUN N64°12'42"W FOR A DISTANCE OF 187.10 FEET TO A POINT OF CURVATURE; 
THENCE RUN 126.76 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE NORTHEAST HAVING A RADIUS OF 
114.97 FEET, A CENTRAL ANGLE OF 63°10'20", A CHORD DISTANCE OF 120.44 FEET AND A CHORD BEARING OF 
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N32°37'32"W TO A POINT ON A NON-TANGENTIAL LINE; THENCE RUN N01°06'05"W FOR A DISTANCE OF 2647.03 
FEET TO THE NORTHEAST CORNER OF SAID CITRUS PARK AND THE SOUTHEAST CORNER OF BELL VILLA AS 
DESCRIBED IN OFFICIAL RECORDS BOOK 1469, PAGE 1143 THROUGH 1152 OF SAID PUBLIC RECORDS; THENCE 
RUN N00°55'23"W ALONG THE EAST LINE OF SAID BELL VILLA FOR A DISTANCE OF 2666.53 FEET TO THE 
NORTHEAST CORNER OF SAID BELL VILLA; THENCE RUN S89°01'22"W ALONG THE NORTH LINE OF SAID BELL VILLA 
FOR A DISTANCE OF 521.18 FEET TO AN INTERSECTION WITH THE EAST LINE OF THOSE LANDS AS DESCRIBED IN 
INSTRUMENT No. 2018000249003; THENCE RUN N00°55'23"W ALONG THE SAID EAST LINE FOR A DISTANCE OF 
2645.54 FEET TO AN INTERSECTION WITH THE NORTH LINE OF THE NORTHEAST QUARTER OF SAID SECTION 18; 
THENCE RUN N88°27'27"E ALONG SAID NORTH LINE FOR A DISTANCE OF 2220.46 FEET TO THE NORTHEAST 
CORNER OF SAID SECTION 18; THENCE RUN S04°37'54"E ALONG THE EAST LINE OF SAID SECTION 18 AND THE 
WEST LINE OF AN AGREED BOUNDARY LINE AS RECORDED IN OFFICIAL RECORDS BOOK 2061, PAGES 3139 AND 
3140 OF SAID PUBLIC RECORDS FOR A DISTANCE OF 2663.68 FEET TO THE EAST QUARTER CORNER OF SAID 
SECTION 18; THENCE RUN S04°37'21"E FOR A DISTANCE OF 1348.31 FEET; THENCE RUN N89°01'22"E FOR A 
DISTANCE OF 191.67 FEET TO AN INTERSECTION WITH THE EAST LINE OF AN AGREED BOUNDARY LINE AS 
DESCRIBED IN OFFICIAL RECORDS BOOK 2061, PAGES 3137 AND 3138 OF SAID PUBLIC RECORDS; THENCE RUN 
S01°03'47"E ALONG SAID EAST LINE FOR A DISTANCE OF 1340.84 FEET; THENCE LEAVING SAID EAST LINE RUN 
S89°18'30"W FOR A DISTANCE OF 2078.42 FEET; THENCE RUN S01°06'05"E FOR A DISTANCE OF 2646.89 FEET; 
THENCE RUN N89°10'29"E FOR A DISTANCE OF 288.20 FEET; THENCE RUN S00°53'18"E FOR A DISTANCE OF 
1334.40 FEET; THENCE RUN N89°05'53"E FOR A DISTANCE OF 1794.01 FEET TO THE EAST LINE OF SAID AGREED 
BOUNDARY LINE; THENCE RUN S01°05'07"E ALONG SAID EAST LINE FOR A DISTANCE OF 1311.01 FEET TO THE 
SOUTHEAST CORNER OF SAID SECTION 19 AND THE POINT OF BEGINNING;  
 
SAID PARCEL CONTAINING 14,295,367.95 SQUARE FEET OR 328.18 ACRES, MORE OR LESS. 
 
BEARINGS SHOWN HEREON REFER TO AN ASSUMED BEARING OF N 01°05'07" W ALONG THE EASTERLY LINE OF 
THE SOUTHEAST 1/4 OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA. 
 
THIS PROPERTY IS SUBJECT TO RESERVATIONS OR RESTRICTIONS OF RECORD. 
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Imperial District 

Comprehensive Plan Consistency 

 

The Bonita Plan and History of the DRGR 

In 1999, the residents of Bonita Springs voted to incorporate and become a city.  A City Charter was adopted that 

made the existing Lee County Comprehensive Plan the City’s transitional comprehensive plan. It was always stated 

that this plan would be modified and updated over time to make it specific to the City of Bonita Springs and 

reflective of existing conditions and a shared community vision.   

As envisioned, many changes, refinements, and updates have been made to the initial Comprehensive Plan. It has 

evolved to truly become the City of Bonita Springs’ Comprehensive Plan rather than the “inherited” Lee Plan.  

However, the City’s treatment of the DRGR area remains a carryover from the Lee Plan.  

The City’s Comprehensive Plan, as originally adopted and in its current form, acknowledges that conditions on the 

ground are inconsistent with the allowed uses and the permitted densities identified in the DRGR Future Land Use 

(FLU) category and recognizes the need to update the plan in order to allow appropriate types and intensity of 

uses and to implement water quality and quantity measures. 

The Bonita Plan defines the DRGR designation as follows: 

Future Land Use Element (FLUE) Policy 1.1.21:  Density Reduction Groundwater Resource (DRGR) - 

Intended to recognize geographic areas that provide significant recharge to aquifer systems associated with 

existing potable water wellfields or future wellfield development. Land uses in these areas must be 

compatible with maintaining surface and groundwater levels at their historic levels. Allowable land uses are 

limited to conservation uses; agriculture; residential uses at a maximum density of one dwelling unit per 10 

gross acres; public uses; non-profit recreational uses and essential services needed for the health safety and 

general welfare of the community such as lift stations, utility lines, equipment and appurtenances necessary 

for such systems to furnish adequate levels of service. 

A cursory review of the DRGR landscape reveals that there is a significant amount of existing residential 

development at densities greater than one dwelling unit per acre, such as Citrus Park, Morton Grove and Lakes of 

San Succi, and that there are existing commercial uses such as the Comcast facility, and industrial uses such as the 

Bonita Grande Mine. Neither the existing uses nor the densities are consistent with what is allowed per FLUE 

Policy 1.1.21. 
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In order to address these inconsistencies, the Bonita Plan includes several policies that:  

1. Make inconsistent uses and densities consistent by Policy (FLUE Policy 1.4);  

2. Requires study of the DRGR to determine what uses are appropriate in the DRGR area (FLUE Policy 1.7.1 

and Conservation/Coastal Management Element (CCME) Policy 16.4.1): 

FLUE Policy 1.7.1: In order to best protect ground water resources, by year-end 2004, the City shall have 
completed a study to identify the types and intensity of uses that should be allowed within the DRGR area, 
and to determine the most effective and appropriate techniques to ensure the maintenance of adequate 
quantity and quality of surface and groundwater resources. The study shall include, but shall not be limited 
to, evaluation of the following factors in the study area:  

a. Subsurface and surface water resources. 
b. Existing uses and those having received approval prior to the adoption of the City's 

Comprehensive Plan.  
c. Soils, wetlands, habitats and species and their quantity and quality. 
d. The Imperial River and its historical and present floodways and flow ways. 
e. Drainage and stormwater patterns and flooding. 
f. The long term water and wastewater supply and disposal needs and plans of Bonita Springs 

Utilities.  
g. Resource protection measures applicable and contained in the City's Comprehensive Plan and 

land development regulations.  
h. Allowable uses and their density and intensity. 
i. Existing and planned infrastructure in and affecting the area. 
j. SFWMD and County ownership in and projects affecting the area. 
k. Potential positive or negative effects of possible new land uses on the resource base(s) and new 

or amended best environmental management practices needed by the City to further its control. 
  

CCME Policy 16.4.1: Within one year of adoption of its Comprehensive Plan, the City shall undertake a study 
to identify the types and intensity of uses that should be allowed within the DRGR, and to determine the 
most effective and appropriate techniques to ensure the maintenance of adequate quantity and quality of 
surface and groundwater resources. The study shall include, but shall not be limited to, evaluation of the 
following factors in the study area:  

a. Subsurface and surface water resources. 
b. Existing uses and those having received approval prior to the adoption of the City's 

Comprehensive Plan.  
c. Soils, wetlands, habitats and species and their quantity and quality. 
d. The Imperial River and its historical and present floodways and flowways. 
e. Drainage and stormwater patterns and flooding. 
f. Long term water and wastewater supply and disposal needs and plans of Bonita Springs 

Utilities.  
g. Applicable resource protection measures and those contained in the City's Comprehensive Plan 

and Land Development Regulations. 
h. Allowable uses and their density and intensity. 
i. Existing and planned infrastructure in and affecting the area. 
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j. SFWMD and County ownership in, and projects affecting, the area. 
k. Potential positive or negative effects of possible new land uses on the resource base(s) and new 

or amended best environmental management practices needed by the City for their control. At 
a minimum references will be to the FDEP "Florida Development Manual Chapter 6 Stormwater 
and Erosion Sediment Control BMPS for developing areas" and the University of Florida center 
for government responsibility "Guide to Local Groundwater Protection in Florida" Vol. 1—3.  

 

3. Establish a clear mandate to amend the Comprehensive Plan and change the DRGR Policies, based upon 

the above-mentioned studies. 

 

FLUE Policy 1.7.2: Upon completion of the study referred to in Policy 1.7.1, the City shall amend its 

Comprehensive Plan to identify the uses considered most appropriate in the DRGR and the resource 

protection measures and practices necessary to ensure its continued viability.  

CCME Policy 16.4.2: Upon completion of the study referred to in Policy 16.3.1, the City shall prepare an 

amendment to its Comprehensive Plan identifying the land uses considered most appropriate in the DRGR 

and the resource protection measures and practices necessary to ensure its continued viability and submit 

this amendment for review by the Florida Department of Community Affairs and other appropriate 

agencies. 

Several City-commissioned studies have been completed, and all the studies either recommended increased 

densities and/or acknowledged that potential impacts from higher densities could be mitigated with the 

application of Best Management Practices. The City has not yet acted on the studies as required by Policy 1.7.2 

and 16.4.2 and as such the DRGR designation remains essentially unchanged since incorporation. 

DRGR Studies 

Consistent with FLUE Policy 1.7.1, the City has conducted several water resource and land use studies of the DRGR.  

The most notable studies include the 2005 “Rawl Study,” the 2008 LaRue Evaluation and Appraisal Report (EAR) 

recommendations, the 2009 Bonita Springs DRGR Land Use Study also known as the “Delisi Report,” and the 2013 

North East Quadrant Land Use Plan, a.k.a. the Barraco Report.  According to the Delisi Report “to date there have 

been at least 17 different studies of the DR/GR in both Bonita Springs and unincorporated Lee County, the most 

recent of which was a study just to find out how many studies have been completed and what they said.”   

Without providing an exhaustive presentation of the findings and recommendations, the following summarizes 

key conclusions common to many of these reports.  Additionally, it is important to note that all of the studies 

identified above were commissioned by the City of Bonita Springs with the mandate to study the area, identify 

appropriate uses and protection measures, and amend the comprehensive plan accordingly.   
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The Rawl Study, which was the first study conducted pursuant to FLUE policies identified above, evaluated several 

land use development scenarios and their potential impacts on water resources. The scenarios included: 

1) the Existing Land Use Map scenario, which assumed development patterns consistent with existing 

comprehensive plan limitations;  

2) the Future Land Use Map Version 2 scenario, which allowed residential densities from 1-10 dwelling units 

per acre and some commercial development; and  

3) the Future Land Use Map Version 3 scenario, which allowed the highest intensity of development and 

mimicked current development patterns found in the urban area of the City.  On page 85 of the study, 

Rawl states that:  

“Future Land Use Map Version 2, Figure 76, was developed as a low intensity scenario, which may be able 

to be implemented with little or no anticipated adverse impacts to the water resources in the study area.”    

Furthermore, the Rawl Study generally concludes that older developments occurred at a time when limited water 

quality standards existed and that current regulations, enhanced permitting requirements (that have since been 

implemented) and best management practices could allow more intense forms of development within the DRGR 

area. 

The subsequent Larue, Delisi and Barraco studies resulted in similar conclusion and recommendations as 

summarized below. 

Key Conclusions and Recommendations from the DRGR Studies: 

• The Bonita Springs DRGR Future Land Use Category was inherited from Lee County and was established 

as a result of population accommodation non-compliance issues with the Department of Community 

Affairs and was always meant to be a “placeholder” until studies were conducted and the comprehensive 

plan was amended. In general, a broad brush was used by Lee County to delineate a reduced density area 

east of I-75. 

• Prior to the creation of the Lee County DR/GR designation, the City DRGR lands west of Bonita Grand Drive 

were under the “Fringe” land use category, which “allowed up to 10 dwelling units per acre if urban 

infrastructure could be extended to serve the development” (pg 5, Delisi Report). 

• The first Bonita-specific study of unique features and characteristics of the area was conducted by the 

Bonita Study Group in 1987 and recommended a designation of 3 dwelling units per acre for much or the 

DRGR area (pg 6, Delisi Report). 

• Various studies acknowledge that many of the existing uses in the DRGR are inconsistent with the DRGR 

designation and the Barraco report “verifies that the 35% of the DR/GR land area (1912-ac.) does not 

match the policy and intent of the DR/GR...” (pg 1 Barraco Report). 
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• According to the Barraco report, “Approximately 71% for the Study Area’s lands are urbanized and/or 

altered for agricultural, mining and residential uses.  Approximately 3/4’s of the area’s remaining viable 

forest and wetlands are protected via public preservation acquisition or conservation easements.”  

• The Rawl, Delisi, and Barraco reports all conclude that current density limitations are too restrictive.  They 

recommend allowing appropriate development opportunities and implementing best management 

practices associated with water resource management and protection coupled with sustainable 

community design and green building practices.  

o The Delisi Report recommends a density range of 2-5 dwelling units per acre (pg 60, Delisi Report) 

o The Barraco Report recommends “... adding new densities in selected areas, ranging from 2.5 to 

3 units per acres, along with a 0.5 unit per ac. bonus density.” (pg 1.01, Barraco Report) 

o As described above, Rawl’s Version 2 scenario which allowed development ranging from 1-10 

du/ac was assumed to have little or no adverse impacts on water resources. 

• Numerous studies and reports recommend the use of Best Management Practices, many of which have 

already been incorporated in the Bonita Plan and are outlined in the Conservation/Coastal Management 

Element, Objective 9.3 and its implementing policies.) 

• Many of the reports recommend surface water restoration initiatives that include filter marshes and flow-

ways. 

• Rawl, Delisi and Barraco recommend new funding mechanisms for public infrastructure and water 

resource projects, including collaboration with private entities to deliver beneficial projects. 

DRGR Moratorium & Citizens Water Strategy Task Force 

The City established a Land Use moratorium in December 2013 on the processing of any comprehensive plan 

amendments within the DRGR in order to “provide a reasonable amount of time for the Bonita Springs Citizens 

Water Strategy Task Force to carry out their objectives.” 

The City Council held a public meeting on the Barraco Report prior to the declaration of the moratorium. The 

report was “received” but not implemented by the City. The City formed a Citizens Water Strategy Task Force, 

comprised of stakeholder representatives appointed by the council, to make recommendations prior to the end 

of the moratorium. This task force reviewed prior studies, discussed water resource issues in the DRGR, held public 

meetings to obtain community input, and, in December 2014, presented over 30 recommendations to City 

Council. These recommendations addressed water quantity, water quality, water supply, and other miscellaneous 

issues. The City Council reviewed all recommendations, refined several of them, and approved 29 

recommendations. The Council also directed city staff to develop a Plan of Action and Timetable for implementing 

those recommendations. The recommendations were broad ranging in scope and included recommended 

policies, Land Development Code changes, coordination efforts with agencies, restoration initiatives, water 

monitoring, guidelines, and standards. 
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Proposed Imperial District  

The proposed Imperial District Future Land Use (FLU) category (Exhibits 05 and 06) provides a mechanism to 

implement the recommendations of the studies and the Water Strategy Task Force presented above.  The 

proposed Imperial District is consistent with the Comprehensive Plan’s Vision and stated policies (FLU Policy 1.7.1 

and CCME Policy 16.4.2) of amending the comprehensive plan to allow “uses considered most appropriate in the 

DRGR and the resource protection measures and practices necessary to ensure its continued viability.”  

The following describes how the proposed district is consistent with, implements, or furthers the Comprehensive 

Plan as well as the applicable Task Force recommendations. 

Most importantly, the Imperial District provides a balanced solution to an undesirable and unsustainable 

development future for DRGR Lands.  The proposed district, similar to the Conservation Fringe District for Bonita 

Grande Mine, provides an opportunity to define and limit the type of development that can occur within these 

lands and to tailor development in such a way that it will provide water quality, water quantity, natural resource 

and flood control benefits.  

The alternative is the risk of low-density, well and septic ranchette-style development scattered throughout the 

DRGR and continued impacts from agricultural uses.  Under such a scenario, Bonita Springs remains inconsistent 

with its own Comprehensive Plan and loses its ability to protect environmental resources and deal with existing 

deficiencies in surface and groundwater resources.  

More specifically, the Imperial District provides the following benefits: 

• Is site specific and provides assurance and predictability regarding future development on the subject 

property. 

• Mandates a Planned Development Rezone that requires detailed development information, a public 

review process and the ability to include special conditions.   

• Allows for a transitional community between the denser uses to the west and the lower density uses and 

conservation lands to the east. It allows a transitional density of 2.13 dwelling units per acre, which is 

consistent with the densities recommended by previous DRGR studies. 

• Implements applicable recommendations from the previous DRGR studies and the Water Strategy Task 

Force. 

• Provides safeguards to ensure appropriate forms of development. 

• Requires green infrastructure/water resource improvements that will yield regional benefits at no cost to 

the City. 

• Permanently eliminates the ranchette, well and septic, large-lot development option. 

• Permanently eliminate agricultural uses that have significant environmental and water-resource impacts. 
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• Eliminates agricultural use of pesticides and fertilizers. 

• Reduces water utilization that results from agricultural operations. 

• Helps restore regional surface water flows, as well as improve off-site conveyance, treatment and flood 

control/retention conditions. 

• Allows for wildlife habitat and connections via the future drainage conveyance/restoration area that will 

include habitat restoration and the creation of filter marshes. 

• Preserves existing wetlands onsite and connect to the contiguous future drainage conveyance/restoration 

area that will provide foraging habitat for wading birds. 

• Ensures connection to public water and sewer and eliminate potential well and septic systems.  

• Accommodates water treatment of additional surface water flows external to the project via the future 

drainage conveyance/restoration area and filter marsh. 

• Requires an Enhanced Lake Management Plan to reduce nitrogen and phosphorous loading. 

• Requires the installation of monitoring well and coordination of ground and surface water monitoring. 

• Requires a Hydrological Restoration Plan. 

• Supports the protection of existing or proposed public water wells in the area. 

• Will result in development that is more compatible with adjoining properties now and in the future. 

• Requires an indigenous management plan addressing human-wildlife coexistence. 

• Mandates Florida Friendly plantings and low irrigation requirements for common elements. 

• Provides central management of fertilizers and pesticides and the control of application by individual 

homeowners. 

• Provides for an internal system of trails, pathways and sidewalks to promote a walkable community. 

• Includes bicycle and/or pedestrian interconnection to adjacent park or conservation lands. 

• Assurance and predictability regarding future development and the ability to cap density and intensity 

and condition approval through the planned development process. 

• A positive fiscal impact resulting from an increased tax base and impact fees.  

• Quality housing that will help the City meet its anticipated population growth.  

• Promotes internal capture and reduce trips on the road by providing internal amenities, and 

neighborhood commercial uses. 

• Provides a nearly a 20-acre regional drainage conveyance/restoration area andfilter marsh that will help 

the city meet regional hydrological restoration goals.  

• Provide onsite storm water management design that incorporates water quality treatment areas (filter 

marsh / planted upland areas or swales) prior to discharge to onsite proposed lakes. 
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Consistency with the Water Strategy Task Force Recommendations 

The proposed Imperial District is consistent with applicable Task Force recommendations and incorporates 

numerous recommendations that are appropriate for the subject property. 

WATER QUANTITY #1: 

Implement and codify the improvement of the water retention/detention requirements in the DRGR by at least 

10% over the current requirement of 1.5 inches.  

 

Implemented by:  

The proposed Imperial District requires proposed development to provide treatment which meets or 

exceeds 10% over the required 1.5 inches in accordance with SFWMD design and permit criteria. In 

addition to the minimum of 1.5 inches of water quality treatment, the Imperial District also requires 0.5” 

of additional storage. 

 

WATER QUANTITY #4: 

Ensure the additional areas of storage and flow ways and water treatment areas in the Bonita Springs DRGR area 

are integrated to the best extent possible for effectiveness for flood protection, water quality improvements and 

improvement of groundwater resources. 

 

Implemented by:  

The proposed district requires that the on-site surface water treatment system provide a unique 

treatment train, and implement Best Management Practices (BMP’S) that filter the excess runoff and 

remove nutrients from the storm water. Prior to any discharge of the development storm water, the 

runoff from the improved lands and roadways will be directed to initial treatment areas such as dry 

retention storage or filter marsh treatment. This initial treatment will reduce nitrogen and phosphorus 

nutrient loading significantly before being discharged to an interconnected lake system. This initial 

treatment will also ensure that no directly connected impervious areas discharge directly to the lakes.  

The overall interconnected lake system provides storage and detention time so that surface water can 

further reduce the nutrients while also recharging the surficial groundwater table.  

 

The water management system of lake storage will reduce the excess runoff from the site by a control 

structure that will enable water quality detention and peak runoff attenuation, while mimicking and 

sustaining average wet season water table conditions. The proposed lake control elevations and peak 

flood stages will complement the City of Bonita Springs Stormwater Master Plan so that the proposed 

surface water system provides necessary flood protection and does not increase peak flows or volume of 

excess runoff downstream. Finally, a proposed ±20-acre regional drainage conveyance/restoration area 
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andfilter marsh will enhance the Imperial Watershed conditions by providing both water quality/quantity 

and ecological enhancements within the property’s area.   

 

The existing steeply banked agricultural ditch to the east of the property will be re-contoured and planted 

to serve as a lush filter marsh while still providing conveyance and flood protection for flows coming from 

upstream lands. The project can also contribute to broader efforts to improve surface and subsurface 

regional conditions.   The drainage conveyance/restoration area and /filter marsh will be constructed by 

the Developer. 

 

WATER QUANTITY #10 

When any significant roadway improvement project is undertaken, consider the inclusion of a linear filter marsh 

within the ROW to provide for slow conveyance of stormwater to the south, with additional benefit of pollution 

control along the length of the system.  

 

Implemented by:   

Roadway improvements within the Imperial District, where practicable, will utilize low impact, linear filter 

strips along, complete streets, and other “green” roadway design features.  

 

WATER QUANTITY #13 

The Lower Tamiami Aquifer in the Bonita DRGR area receives significant recharge from both lateral water 

movement beneath the confining layer and vertical movement of water from the surficial aquifer above the 

confining layer. Therefore, groundwater recharge in the DRGR is an important issue and measures should be 

required to increase recharge potential, through improved water management practices that maintain or raise 

current groundwater levels and increase storm water storage and detention. 

 

Implemented by: The proposed on-site water management system, specifically the interconnected lake 

system in combination with a designed control structure will provide additional storage and detention 

time that will ultimately recharge the surficial groundwater table.  

 

WATER QUALITY #3 

Establish applicable Best Management Practices and Low Impact Design standards by local city ordinance.   

 

Implemented by:  

Conditions within the Imperial District require and promote the use of Best Management Practices and 

Low Impact Design.  Planning condition #1 requires an Enhanced Lake Management Plan, a Hydrological 

Restoration Plan, and an Indigenous Management Plan. Planning Condition #3 requires Florida-friendly 
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landscaping and low irrigation requirements.  Planning conditions #4 & #5 require enhanced water quality 

standards.  Planning condition #6 require connection to public utilities and #7 addresses protecting 

existing and proposed water wells.  Planning condition #8 promotes low impact roadway design, linear 

filter march retention elements and other “green” roadway design features. Condition #10 requires the 

delivery of a regional water-quality and future drainage conveyance/restoration area. Collectively, the 

proposed district conditions in addition to existing comprehensive plan policies such as CCME Policy 9.3.1 

establish applicable BMP for the Imperial District. 

 

WATER QUALITY #4  

Implement and codify language in the LDC that requires new development (that requires development order) in 

the impaired Imperial River Basin BMAP to demonstrate that  post-development stormwater annual pollutant 

loading for total nitrogen is at least 26.5 % less than pre-development (existing conditions) as referred to in the 

December 2112 BMAP requirements.  

 

Implemented by:  

The project’s proposed water management system control structure(s) and conveyance systems will be 

designed to regulate the flows from the developed site to meet or reduce the existing peak discharges 

rates. The Imperial District conditions collectively promote total nitrogen reduction.  The proposed 

condition and most significantly, provision of an approximately 20-acre drainage conveyance/restoration 

area and filter marsh will provide local and potentially regional water quality benefits.  The Imperial 

District in combination with the Conservation Fringe category can provide basin-wide water quality and 

quantity benefits.    

 

WATER QUALITY #6 

Add incentives to the current HOA educational efforts relative to pond maintenance and fertilizer use.  

 

Implemented by:  

The Imperial District requires an Enhanced Lake Management Plan that:  

“i) Applies best management practices for fertilizers and pesticides; 

ii)  Provides erosion control and lake bank stabilization; 

iii) Establishes lake maintenance requirements; and  

iv) Establishes an education program for any homeowners’ association for the property addressing 

issues such as restricted lake uses, fertilizer use, lake bank planting requirements, and best 

management practices.” 
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WATER SUPPLY #1 

Encourage BSU and the City to continue to work in collaboration to update the Wellfield Protection Ordinance, to 

restrict/prohibit contaminants near the potable supply wellfields.  

 

Implemented by:  

The Imperial District requires a hydrological restoration plan at the time of Development Order submittal, 

mandating that “existing and proposed public water wells shall be protected,” and that Planned 

Developments must demonstrate that they “shall not result in material detrimental impacts to existing 

and future potable ware supply resources.” 

 

WATER SUPPLY #2 

Create a plan that would provide opportunities to take stormwater currently artificially conveyed through canal, 

ditch, and pumping systems and redirect at least a portion of the flow into filter marshes or other areas.  

 

Implemented by:  

The Imperial District calls for the “delivery of a water quality and future drainage conveyance/restoration 

area that will contribute to enhancing regional flows and flood prevention control.”  This future drainage 

conveyance/restoration area will include existing wetland habitat and created or restored filter marshes 

through the restoration/enhancement of an existing canal on the eastern boundary of the district.    

 

WATER SUPPLY #3 

Seek to eliminate/reduce private potable wells and septic tanks by planning future development in such a manner 

as to allow efficiency when extending the central water and sewer systems.  

 

Implemented by:  

Planning condition #6 of the imperial district requires that “the project shall connect to public water and 

sewer services provided by Bonita Springs Utilities and shall collect to reclaimed water if available.” 
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Consistency with City Goals and Objectives  

The proposed comprehensive plan amendment is consistent with the goals, objectives, and policies set forth in 

the various elements of the Bonita Springs’ Comprehensive Plan (Bonita Plan). More specifically, the proposed 

Imperial District (once removed from the DRGR) is not contrary to any goals, objectives, and policies outlined in 

the Bonita Plan.  The Imperial District is consistent with and furthers the following applicable Goals, Objectives, 

and Policies: 

 

BONITA SPRINGS TOMORROW: VISION 

The City’s vision is for a community that is human scale, walkable, appreciative of the great natural environment, 

and has outstanding parks and recreational facilities. 

 

Analysis:  The Imperial District promotes development that is of a lower density and scale, and compatible 

with existing and planned surrounding uses.  It promotes a mixed-use development pattern, walkability, 

and human interaction; it provides park and recreational amenities;  and incorporates green infrastructure 

components that support and protect natural systems. 

 

FUTURE LAND USE ELEMENT (FLUE) 

 

Goal 1: A balanced land use pattern that promotes a high quality of life and allows for a variety of land uses, 

densities and intensities and the preservation and stabilization of existing neighborhoods; encourages mixed use 

development; promotes an efficient transportation system; preserves the natural environment and economic 

vitality of the community; and, is consistent with the availability of essential services. 

 

Policy 1.1.2:  Density, Affordable Housing Density Bonus, and Wetlands Transfer of Density 

 

a. While each individual land use category may include a maximum allowable density for residential uses, the 

actual allowable density for any given property will be stated in the Land Development Code based on, but not 

necessarily limited to, consideration of the following factors: 

 

1. Compatibility with surrounding existing land uses and future land use patterns; 

2. Vehicular access and existing and planned roadway patterns; 

3. Availability of public services and facilities; and 

4. Environmental considerations 
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Analysis:  The proposed district is consistent with this Goal and Policy 1.1.2, which sets forth a range of 

densities based on location, availability and efficient utilization of existing infrastructure, and 

compatibility between uses, availability of public services and facilities and environmental considerations.  

 

The subject property is an appropriate location and represents infill development between Citrus Park 

and the future residential planned development on the Bonita Grande Mine site.  The land has been 

significantly impacted by agricultural uses over several decades.  The proposed Imperial District will allow 

and ensure development that is compatible with surrounding properties, will be connected to central 

water and sewer, and will provide regional environmental benefits.   

 

Policy 1.1.25: Within one year of adoption of the Comprehensive Plan the City will prepare Land Development 

Regulations which implement the Comprehensive Plan and which, at a minimum: 

 

c. Protect environmentally sensitive lands, including wetlands and rare and unique upland habitat by including 

provisions that limit the development footprint, requiring development only under the Planned Development 

provisions of the Land Development Code, and requiring use of clustering and other innovative and appropriate 

development techniques which shift structures and infrastructure to nonsensitive areas. 

 

Analysis:   The Imperial District requires, through the Planned Development (PD) rezone, a minimum of 

60% of open space, protection of existing wetlands onsite (±4.08 acres), remove exotics, and provision of  

an approximately 20-acre future drainage conveyance/restoration area that will include filter marshes 

and wading bird habitat. 

 

Wetland habitat identified on the project site is isolated by development, invaded with exotic vegetation, 

and currently provides minimal function. These wetlands will be restored, protected onsite and 

incorporated with the approximately 20-acre future drainage conveyance/restoration area and filter 

marsh design component that provides quality habitat, water storage and treatment. 

 

Objective 1.7: To maintain, protect, and where feasible restore, the City's natural environment and resources, and 

to protect the City's historic resources. 

 

Policy 1.7.1: In order to best protect ground water resources, by year-end 2004, the City shall have completed a 

study to identify the types and intensity of uses that should be allowed within the DRGR area, and to determine 

the most effective and appropriate techniques to ensure the maintenance of adequate quantity and quality of 

surface and groundwater resources. The study shall include, but shall not be limited to, evaluation of the following 

factors in the study area:  
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a. Subsurface and surface water resources. 

b. Existing uses and those having received approval prior to the adoption of the City's Comprehensive Plan.  

c. Soils, wetlands, habitats and species and their quantity and quality. 

d. The Imperial River and its historical and present floodways and flow ways. 

e. Drainage and stormwater patterns and flooding. 

f. The long term water and wastewater supply and disposal needs and plans of Bonita Springs Utilities.  

g. Resource protection measures applicable and contained in the City's Comprehensive Plan and land 

development regulations.  

h. Allowable uses and their density and intensity. 

i. Existing and planned infrastructure in and affecting the area. 

j. SFWMD and County ownership in and projects affecting the area. 

k. Potential positive or negative effects of possible new land uses on the resource base(s) and new or 

amended best environmental management practices needed by the City to further its control.  

 

Analysis:   Several planning studies have been conducted for the DRGR, most recently “The NE Quadrant 

Land Use Plan.” The City also established a Citizens Water Strategy Task Force that evaluated land use 

issues within the DRGR and made final recommendations to the City in December 2014. As described in 

the section above, the Imperial District incorporates applicable recommendations of the Task Force to 

ensure protection and enhancement of water resources. The Imperial District establishes a balanced 

framework that allows appropriate uses in an appropriate location while protecting the quantity and 

quality of surface and ground water resources.  

 

Subsurface and surface water resources will be improved and enhanced as a result of the design and best 

management practices criteria found in the Imperial District category.  An Enhanced Lake Management 

Plan will be provided at time of PD rezoning and a Hydrological Restoration Plan will be provided at time 

of Development Order submittal.  The project will not adversely affect the long-term water and 

wastewater supply and disposal needs of the utility. The site will have access to potable water and sanitary 

sewer. The development will have positive effects on water resources; adhere to best management 

practices; and improve surface and subsurface water quality.  

 

Policy 1.7.2: Upon completion of the study referred to in Policy 1.7.1, the City shall amend its Comprehensive Plan 

to identify the uses considered most appropriate in the DRGR and the resource protection measures and practices 

necessary to ensure its continued viability. 
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Analysis:  The Imperial District implements the City’s mandate to amend its Comprehensive Plan and allow 

appropriate uses and ensure appropriate resource protection measures.   The Imperial District includes 

numerous conditions that will protect resources and ensure their continued viability and allows limited 

residential and complementary commercial resources that are appropriate for the area.  

 

Policy 1.7.3: The City shall establish a stream protection overlay zone to improve protection for the Imperial River, 

Oak Creek, Leitner Creek, and the Bayside drainage area of Little Hickory Island. The overlay zone shall require the 

use of Best Management Practices, as established in Objective 9.3 of the Conservation/Coastal Management 

Element, for new development and redevelopment and will target pollution control and water conservation 

education to existing residents. In the meantime, new development shall be required to ensure that the volume of 

stormwater runoff shall be no greater than that existing prior to development and that the quality of stormwater 

runoff shall be at least as good as that existing prior to development. Impacting these watersheds, new 

development will be required to adopt Best Management Practices approved by the City which will minimize runoff 

and reduce pollutants and are consistent with the Best Management Practices adopted by the City under Objective 

9.3 of the Conservation/Coastal Management Element of this Comprehensive Plan, [reference Rules 62-4.242, 62-

302, and 40E-4, F.A.C. and the South Florida Water Management District's Basis of Review for ERP Applications.] 

 

Analysis: Conditions within the Imperial District require and promote the use of Best Management 

Practices and Low Impact Design.  Planning condition #1 requires an Enhanced Lake Management Plan, a 

Hydrological Restoration Plan, and an Indigenous Management Plan. Planning Condition #3 requires 

Florida-friendly landscaping and low irrigation requirements.  Planning conditions #4 & #5 required 

enhanced water quality standards.  Planning condition #6 require connection to public utilities and #7 

addresses protection existing and proposed water wells.  Planning condition #8 promotes low impact 

roadway design, linear filter march retention elements and other “green” roadway design features. 

Condition #10 requires the delivery of a regional water-quality and future drainage 

conveyance/restoration area. Collectively, the proposed district conditions, in addition to existing 

comprehensive plan policies such as CCME Policy 9.3.1, establish applicable BMP for the Imperial District. 

 

Policy 1.7.6:  The City shall protect its environmentally critical areas by requiring the use of Planned Development 

in locations exhibiting characteristics of environmentally critical areas including: (1) Areas designated as Resource 

Protection on the Future Land Use Map; (2) other wetlands identified on the map of Evaluated Wetlands in the 

Future Land Use Map Series, and; (3) rare and unique upland habitats, including sand scrub, coastal scrub and pine 

flatwoods identified on the Vegetation and Habitats Map contained in the Conservation/Coastal Management 

Element, where these habitats can be categorized as mature due to the absence of severe impacts caused by 

logging, drainage and exotic infestation. 
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Developments shall incorporate clustering or other innovative and appropriate development techniques to avoid 

clearing and other impacts associated with the development footprint by shifting infrastructure and other 

structures to appropriate nonsensitive locations. 

 

Analysis: The Imperial District requires all development to be approved through the Planned 

Development rezoning process. 

 

The project does not contain rare and unique upland habitats and the only existing wetlands will be 

protected, restored and incorporated within a ±20-acre future drainage conveyance/restoration area and 

filter marsh. 

 

Objective 1.8: Ensure that population densities in the Coastal High Hazard Area are not increased beyond that 

allowed prior to the adoption of this Comprehensive Plan. 

 

Analysis:  No portion of the DRGR is located within the Coastal High Hazard Area. However, the proposed 

Imperial District promotes future residential development away from the Coastal High Hazard Area and 

areas of special flood hazard and provides an opportunity for a portion of the City’s projected population 

to be housed outside of the high hazard area.  

 

TRANSPORTATION ELEMENT 

 

Objective 1.1: The implementation of a safe, convenient and energy efficient multi-modal transportation system 

which will be maintained and improved to accommodate the forecasted traffic demand for the year 2020 and 

which is consistent, to the extent possible, with the travel demand forecast model of the Metropolitan Planning 

Organization (MPO), the roadway system established by Lee County, and the Five-year Transportation Plan of the 

Florida Department of Transportation (FDOT). 

 

Analysis:   The City’s Transportation Element requires the City to maintain a concurrency management 

system.  The project’s Transportation Impact Statement (TIS) demonstrates that the proposed amendments do 

not cause any roadways to operate below their recommended minimum Level of Service Standards as identified 

in the Transportation Element. Several roadway segments within the Study Area are shown to operate below the 

recommended minimum Level of Service standards in the short term (5year) and long term (20 year) analyses. 

These segments are considered a Pre-Existing deficiency. The applicant will work with the city to address the 

projected deficiencies and anticipates that transportation impacts will be addressed as part of a Developer 

Agreement for this project.    
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The Transportation Element also contains objectives and policies such as Objective 1.1 and Objective 1.2 to 

increase mobility and improve all travel modes.  The proposed MPD incorporates the city’s complete streets 

requirements that have been implemented under LDC Section 3-303 and provides an extensive network of on-

road and off-road bicycle and pedestrian facilities.  These facilities will interconnect neighborhoods, parks, 

conservation areas and recreational facilities. As transit is extended to this area, the project will accommodate a 

transit stop to service residents.   

 

Objective 1.1: The City shall increase mobility for all modes of travel within the City, including vehicles, bicycles, 

pedestrians and transit. 

 

Analysis:   Development within the Imperial District will promote “complete streets” design and will 

incorporate an extensive network of on-road and off-road bicycle and pedestrian facilities.  These facilities 

will interconnect neighborhoods, parks, conservation areas and recreational facilities. As transit is 

extended to this area, the project will accommodate a transit stop to service residents.  

 

CONSERVATION/COASTAL MANAGEMENT ELEMENT 

 

Objective 16.4: The City will take measures to ensure that groundwater and other resource quality in the Density 

Reduction Groundwater Resource (DRGR) area is maintained or improved.  

 

Policy 16.4.1: Within one year of adoption of its Comprehensive Plan, the City shall undertake a study to identify 

the types and intensity of uses that should be allowed within the DRGR, and to determine the most effective and 

appropriate techniques to ensure the maintenance of adequate quantity and quality of surface and groundwater 

resources. The study shall include, but shall not be limited to, evaluation of the following factors in the study area:  

a. Subsurface and surface water resources. 

b. Existing uses and those having received approval prior to the adoption of the City's Comprehensive Plan.  

c. Soils, wetlands, habitats and species and their quantity and quality. 

d. The Imperial River and its historical and present floodways and flowways. 

e. Drainage and stormwater patterns and flooding. 

f. Long term water and wastewater supply and disposal needs and plans of Bonita Springs Utilities.  

g. Applicable resource protection measures and those contained in the City's Comprehensive Plan and Land 

Development Regulations.  

h. Allowable uses and their density and intensity. 

i. Existing and planned infrastructure in and affecting the area. 

j. SFWMD and County ownership in, and projects affecting, the area. 
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k. Potential positive or negative effects of possible new land uses on the resource base(s) and new or 

amended best environmental management practices needed by the City for their control. At a minimum 

references will be to the FDEP "Florida Development Manual Chapter 6 Stormwater and Erosion Sediment 

Control BMPS for developing areas" and the University of Florida center for government responsibility 

"Guide to Local Groundwater Protection in Florida" Vol. 1—3.  

 

Analysis:  Please see the analysis provided for FLUE Policy 1.7.1.  

 

Policy 16.4.2: Upon completion of the study referred to in Policy 16.3.1, the City shall prepare an amendment to 

its Comprehensive Plan identifying the land uses considered most appropriate in the DRGR and the resource 

protection measures and practices necessary to ensure its continued viability and submit this amendment for 

review by the Florida Department of Community Affairs and other appropriate agencies. 

 

Analysis:  Please see the analysis provided for FLUE Policy 1.7.2.  

 

Goal 7: Resource Protection. To manage the City's wetland and upland ecosystem so as to maintain and enhance 

native habitats, floral and faunal species diversity, water quality, and natural surface water characteristics. 

 

Analysis:  All applicable goals, objectives, and policies of the Bonita Plan will apply to the Imperial District. 

The project does not contain rare and unique upland habitats and the only existing wetlands will be 

protected, restored and incorporated within a ±20-acre future drainage conveyance/restoration area and 

filter marsh. 

 

Policy 7.2.3: The City shall, when providing new infrastructure, avoid disrupting the natural functions of significant 

natural systems within the City by using the following process: 

 

a. At a minimum, "Significant natural system" (SNS) shall include the estuary, including Spring Creek and the 

Imperial River and its tributaries, and environmentally sensitive lands as defined in Policy 7.1.1 d.2. 

 

Analysis:   All relevant goals, objectives, and policies of the Bonita Plan will continue to apply to the 

Imperial District. The project area does not contain significant natural systems, but does contain low 

quality wetlands (approx. 4.08 acres), that are heavily infested with exotics.  The project will provide for 

the on-site restoration of wetland functions. 

 

Policy 7.2.8: The City shall use regulations and incentives, such as the following for preserving and planting native 

plant species and for controlling invasive exotic plants, particularly within environmentally sensitive areas: 
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Analysis:    All relevant goals, objectives, and policies of the Bonita Plan will continue to apply to the 

Imperial District. The project area will remove invasive exotic vegetation and maintain control of exotics 

in perpetuity. 

 

Policy 7.3.1: The City shall encourage upland preservation in and around preserved wetlands to provide habitat 

diversity, enhance edge effect, and promote wildlife conservation by including incentives in the City's open space 

requirements for using preserved native vegetation areas as upland buffers to natural water bodies. This incentive 

shall consist of a maximum of ten percent as referred to within Policy 7.2.2c. 

 

Analysis:   The proposed Imperial District requires that, as part of the required Planned Development 

rezoning process, future projects include a minimum of 60% open space in order to implement a 

combination of any of the following: flow-ways, drainage conveyance/restoration areas, buffers and 

landscaped areas, lakes, parks, conservation areas, active and passive recreation areas, outdoor active 

and passive public use areas, private yards, nature trails, and retention areas. 

 

Policy 7.4.4: The City shall restrict the use of protected plant and wildlife species habitats to that which is 

compatible with the requirements of endangered and threatened species and species of special concern. New 

developments shall protect remnants of viable habitats when listed vegetative and wildlife species inhabit a tract 

slated for development, except where equivalent mitigation is provided based on the recommendations of the 

Florida Fish and Wildlife Conservation Commission. 

 

Analysis:   The only remnant wetland area does not provide habitat for listed plants or animals.  However, 

it will be restored, protected and incorporated within a ±20-acre future drainage conveyance/restoration 

area and filter marsh that will create foraging habitat for listed wading birds. 

 

Goal 15: Wetlands. The City shall maintain and enforce a regulatory program for development in wetlands that is 

cost-effective, complements federal and state permitting processes, and protects the fragile ecological 

characteristics of wetland systems. 

 

Policy 15.1.6: The natural functions of wetlands located in the City, as identified in the wetland inventory and 

evaluation contained in the Conservation/Coastal Management Element, shall be maintained and not degraded; 

and, degraded wetlands shall be restored whenever possible. 

 

Analysis:   Wetland functions will be maintained.  The project will restore and/or create viable on-site 

wetlands that will function as habitat for wildlife, water quality treatment, and water storage.  The 
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restored and/or created wetlands will provide values and functions greater than the existing, degraded 

wetlands.  Stormwater facilities will be designed in accordance with applicable regulations and will 

incorporate on-site wetland systems. 

 

Goal 16: Water Quality. To ensure that water quality is maintained or improved for the protection of the 

environment and people of the City of Bonita Springs. 

 

Objective 16.3: Incorporation of Green Infrastructure into the Surface Water Management System. The long-term 

benefits of incorporating green infrastructure as part of the surface water management system include improved 

water quality, improved air quality, improved water recharge/infiltration, water storage, wildlife habitat, 

recreational opportunities, and visual relief within the urban environment. 

 

Analysis:   The Imperial District incorporates applicable recommendations of the Citizens Water Strategy 

Task Force.  The project will incorporate green infrastructure into the surface water management system 

by creating an adjacent off-site future drainage conveyance/restoration area, building lakes with upland 

pre-treatment areas and enhanced littoral plantings, directing surface runoff to swales planted with native 

grasses, and restoring or creating wetlands that serve as filtration marshes and habitat for wildlife. The 

Imperial District will include a regional water quality drainage conveyance/restoration area and filter 

marsh that will provide area-wide benefits. This ±20-acre drainage conveyance/restoration area and filter 

marsh that will serve as an important environmental feature as well as provide water quantity storage 

and nutrient reduction.  This improvement can potentially help the City with flood prevention control and 

assist in the Imperial River and City in meeting its Total Nitrogen (TN) reduction goals. 

 

Policy 16.3.2: The City will require new developments to design their surface water management system to 

incorporate existing wetland systems. 

 

Analysis:  Again, the existing wetlands will be restored, protected and incorporated within a regional 

drainage conveyance/restoration area and filter marsh that will provide water quality treatment and 

restored habitat for wildlife. The surface water management system will also include lakes with enhanced 

littoral plantings and vegetated swales planted with native grasses. 

 

HOUSING ELEMENT 

 

Objective 1.1: Housing Availability - Provide for an amount and distribution of residential land in the City adequate 

to allow for a variety of housing types, including mobile and manufactured homes, and sites for very low, low and 
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moderate income households, sufficient to meet the needs of the 24,200 resident households projected to reside 

in the City in the year 2012.  

 

Policy 1.1.1: The Future Land Use Map shall designate lands for development at a range of residential densities 

suitable for single-family, multi-family, mobile and manufactured housing in residential, commercial and mixed-

use categories sufficient to accommodate the existing population and anticipated growth over the planning period. 

 

Analysis: The Imperial District will help the City provide lands that will accommodate its anticipated 

population growth and that will allow for a range of housing types and supporting neighborhood 

commercial uses.   

 

 

INFRASTRUCTURE ELEMENT 

 

POTABLE WATER SUB-ELEMENT 

 

Objective 1.1: The City shall continue to ensure the provision of acceptable levels of potable water service 

throughout the City, indirectly through franchised utility companies. 

 

Policy 1.2.1: The City shall encourage residential uses, and require nonresidential uses, to connect to central 

potable water utility when potable water lines have been installed immediately adjoining the property and service 

is available. 

 

Analysis:  The Imperial District requires that all development connect to public water and sewer service. 

The subject property is located within the Bonita Springs Utilities (BSU) water service area. The water 

infrastructure serving the development will be permitted and constructed by the Developer and 

subsequently dedicated to BSU upon certification of the system to place into service.  

 

Based upon an estimated 700 residential units and 54,450 square feet of commercial space proposed, this 

results in a demand of 190,750 GPD. The BSU Water Treatment Plant has adequate capacity, with an 

additional 7.59 million gallons of water per day, to provide service to the project. The expected increase 

in flows can be accommodated by BSU without revisions to the current regional potable water system.  

 

SANITARY SEWER SUB-ELEMENT 
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Objective 1.1: The City shall continue to ensure the provision of acceptable levels of sanitary sewer service 

throughout the City, indirectly through franchised utility companies. 

 

Policy 1.2.1: The City shall require on-site sewage disposal systems to connect to central sanitary sewer when 

sanitary collection lines have been installed immediately adjoining, and service is available to, the property served 

by the on-site system. 

 

Analysis:  The Imperial District requires that all development connect to public water and sewer service.  

The property is located within the Bonita Springs Utilities (BSU) wastewater service area. This proposed 

land use is expected to generate an average daily wastewater flow of 152,600 gallons per day at build-out 

for the anticipated 700 residential units and 54,450 square feet of commercial space. The existing system 

has the available capacity to treat an additional 6.33 million gallons of effluent per day. No improvements 

to BSU’s regional wastewater system will be necessary to service the additional demand.  

 

SOLID WASTE SUB-ELEMENT  

 

Goal 1: To ensure the health, safety and general welfare of the citizens of Bonita Springs through the proper 

management and disposal of solid waste. 

 

Analysis:  All relevant goals, objectives, and policies of the Bonita Plan will continue to apply to the 

Imperial District.  

 

The comprehensive plan indicates that the minimum acceptable level of service standards for availability 

of solid waste disposal shall be 7 pounds per capita per day.  Development within the Imperial District will 

have no impact on solid waste disposal, which will be contracted through Lee County to a private waste 

hauler.  

 

STORMWATER MANAGEMENT/AQUIFER RECHARGE SUB-ELEMENT  

 

Goal 1: To protect and improve the quality of receiving waters and natural areas and the functions of natural 

groundwater aquifer recharge areas while also providing flood protection for existing and future development.  

 

Objective 1.1: Improve stormwater management, in terms of both quantity and quality, within the City. 

 

Analysis:  The proposed Imperial District requires proposed development to provide treatment which 

meets or exceeds 10% over the required 1.5 inches in accordance with SFWMD design and permit criteria. 
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In addition to the minimum of 1.5 inches of water quality treatment, the Imperial District also requires 

0.5” of additional storage. 

 

 

Objective 1.3: To protect the City's groundwater supplies from those activities having the potential for depleting 

or degrading those supplies. 

 

Analysis:  The Imperial District requires a Hydrological Restoration Plan to ensure proposed development 

demonstrates that it will not deplete or degrade the City’s groundwater supply.  

 

It is anticipated that the proposed district will improve existing groundwater conditions through addition 

of control structures and filter marshes. The elimination of the ditch and direct outfall condition will 

achieve on-site pre-agricultural water levels. The surface water management system for the project will 

raise existing water levels to pre-agricultural development levels, providing increased recharge potential 

to the groundwater table.  

 

RECREATION/ OPEN SPACE ELEMENT 

 

Objective 1.1: Ensure that adequate active recreation in the form of regional parks is available to the residents 

and visitors of the City of Bonita Springs.  

 

Policy 1.1.1: The City's adopted level of service for parks shall be:  

Regional parks: six acres per 1,000 resident and seasonal population.  

Community parks: one acre per 1,000 resident and seasonal population 

 

Analysis:  All relevant goals, objectives, and policies of the Bonita Plan will continue to apply to the  

Imperial District. The Imperial District will provide residents active and passive recreational space through 

the development of an internal park, open space and native habitat areas.  Access will also be provided 

to adjacent conservation lands (if allowed) and the City’s park within the adjacent Conservation Fringe 

Future Land Use category. Compliance with this policy is addressed in detail as part of the Public Facilities 

Impact analysis. 
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Effect on Population 

The proposed amendment will not affect population projections for Bonita Springs.  It will, however, provide 

developable land to accommodate the future population growth already anticipated.  The proposed amendment 

will allow a maximum of 700 units.  At 2.44 persons per household (United States Census, QuickFacts, Bonita 

Springs city, Florida; 2014-2018) the proposed district would accommodate approximately 1,708 people. 

 

According to the City’s 2016 Evaluation and Appraisal Report (EAR), “if the city grows at its previous rate, the 

combined permanent and seasonal population is projected to rise from 77,675 in 2015 to 112,093 in 2040. Based 

on the average household size of 2.63 residents per unit, this could translate into roughly 13,000 additional units 

in the City to accommodate the projected population growth.” 

 

The EAR includes a vacant land analysis that estimates how many total units could be developed on that vacant 

land.  The study concludes that the limited developable vacant land (see vacant land exhibit from 2016 EAR below) 

can accommodate 15,025 units. 

 

While the City technically has enough capacity on its future land use map to accommodate the projected 

population, it can be argued that the developable land supply is very limited and that much of the vacant land 

remaining will be built at densities lower than the maximum allowable.  The lower development densities are due 

to site conditions, environment restrictions, open space and preserve requirements, and the need to ensure 

compatibility with existing lower density residential communities.   

 

Limited land supply invariably leads to escalating land costs and increasing home prices. This could potentially 

exacerbate the housing affordability challenge within the city.  As such, increasing the amount of developable land 

can help the city meet projected land and housing demand in the future.  

 

The current projections tell us that the City of Bonita Springs will remain a very attractive place for people to 

relocate and that in-migration will continue to fuel growth and demand for housing.  The proposed Imperial 

District will help the City keep pace with the increasing population and will provide housing supply in the form of 

a quality development that provides a variety of housing types, complementary commercial uses, recreational 

amenities, parks, open space and functional natural habitat. 
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Source: 2016 EAR 
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Effect on Surrounding Local Governments   

The size and scale of the proposed Imperial District does not rise to the level of having a regional impact and 

affecting surrounding local government. The proposed Imperial District is consistent with the goals, objectives, 

and policies of adjacent jurisdiction and advances mutual water resource objectives.  The Imperial District can 

provide regional benefits by contributing to improved hydrological conditions within the Imperial Basin which is 

downstream from Lee County Lands. 

 

The proposed district represents infill development that is compatible with surrounding existing and planned uses.  

The proposed district abuts the Larry Kiker Preserve and Lee County to the north.  The Imperial District is bermed 

and physically separated and buffered from the abutting preserve.  A portion of the project abuts Lee County 

lands where potential upsteam flows could be directed to the approximately 20-acre future drainage 

conveyance/restoration area that will be provided as part of the district.  
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Relevant State and Regional Policy Plan Goals & Objectives  

State Comprehensive Plan  

With the sweeping changes to Florida’s growth management law resulting from the Community Planning Act of 

2011 (HB 7207), the State’s focus, in terms of Growth Management and Land Use regulation was narrowed to 

matters of critical State concern.  As such, the consistency requirement between local comprehensive plans and 

the state comprehensive plan was eliminated.  Nonetheless, the following addresses how the proposed Imperial 

District can further State’s Comprehensive Plan Goals (and applicable Objectives): 

(7) WATER RESOURCES.— 

Goal.—Florida shall assure the availability of an adequate supply of water for all competing uses deemed 

reasonable and beneficial and shall maintain the functions of natural systems and the overall present level 

of surface and ground water quality. Florida shall improve and restore the quality of waters not presently 

meeting water quality standards. 

(9) NATURAL SYSTEMS AND RECREATIONAL LANDS.— 

 Goal.—Florida shall protect and acquire unique natural habitats and ecological systems, such as wetlands, 

tropical hardwood hammocks, palm hammocks, and virgin longleaf pine forests, and restore degraded 

natural systems to a functional condition. 

(14) PROPERTY RIGHTS.— 

Goal.—Florida shall protect private property rights and recognize the existence of legitimate and often 

competing public and private interests in land use regulations and other government action. 

(15) LAND USE.— 

Goal.—In recognition of the importance of preserving the natural resources and enhancing the quality of 

life of the state, development shall be directed to those areas which have in place, or have agreements 

to provide, the land and water resources, fiscal abilities, and service capacity to accommodate growth in 

an environmentally acceptable manner. 

(24) EMPLOYMENT.— 

Goal.—Florida shall promote economic opportunities for its unemployed and economically disadvantaged 

residents. 

 

Southwest Florida Regional Planning Council Strategic Regional Policy Plan (SRPP) 

The proposed amendment can contribute to or further the following Goals and related Strategies of the SRPP: 

Economic Element 

Goal: 1 

Strategy: Maintain the physical infrastructure to meet growth demands 

Strategy: Ensure the adequacy of lands for commercial and industrial centers, with suitable services provided. 
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Natural Resources Element 

Goal 3: The Florida Department of Environmental Protection, Water Management Districts, and local governments 

must have programs based on scientific modeling to protect surface water, potable wells, wellfields and 

contributing areas from contamination. 

 

Livable Communities - Natural Resources  

Goal 2: Livable communities designed to improve quality of life and to provide for the sustainability of our natural 

resources.  

Strategy: Promote through the Council’s review roles community design and development principles that protect 

the Region’s natural resources and provide for an improved quality of life … support implementation where 

possible development concepts put forth by Cross Streets, Low Impact Design, Fit-Friendly Southwest Florida, 

Climate Prosperity, Food Systems Planning, and other initiatives consistent with the mission of the SWFRPC. 

 

Livable Communities - Affordable Housing  

Goal 4: Southwest Florida will develop (or redevelop) communities that are livable and offer residents a wide 

range of housing and employment opportunities.  

Strategy: Development livable, integrated communities that offer residents a high quality of life.   

 

Livable Communities - Transportation  

Goal 5: Livable communities designed to affect behavior, improve quality of life and responsive to community 

needs.  

Strategy: Promote through the Council’s review function a good environment for driving, walking, bicycling, and 

public transit using a highly connected network of public streets, green space, and community centers. 
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Imperial District 

Comprehensive Plan Consistency 

 

The Bonita Plan and History of the DRGR 

In 1999, the residents of Bonita Springs voted to incorporate and become a city.  A City Charter was adopted that 

made the existing Lee County Comprehensive Plan the City’s transitional comprehensive plan. It was always stated 

that this plan would be modified and updated over time to make it specific to the City of Bonita Springs and 

reflective of existing conditions and a shared community vision.   

As envisioned, many changes, refinements, and updates have been made to the initial Comprehensive Plan. It has 

evolved to truly become the City of Bonita Springs’ Comprehensive Plan rather than the “inherited” Lee Plan.  

However, the City’s treatment of the DRGR area remains a carryover from the Lee Plan.  

The City’s Comprehensive Plan, as originally adopted and in its current form, acknowledges that conditions on the 

ground are inconsistent with the allowed uses and the permitted densities identified in the DRGR Future Land Use 

(FLU) category and recognizes the need to update the plan in order to allow appropriate types and intensity of 

uses and to implement water quality and quantity measures. 

The Bonita Plan defines the DRGR designation as follows: 

Future Land Use Element (FLUE) Policy 1.1.21:  Density Reduction Groundwater Resource (DRGR) - 

Intended to recognize geographic areas that provide significant recharge to aquifer systems associated with 

existing potable water wellfields or future wellfield development. Land uses in these areas must be 

compatible with maintaining surface and groundwater levels at their historic levels. Allowable land uses are 

limited to conservation uses; agriculture; residential uses at a maximum density of one dwelling unit per 10 

gross acres; public uses; non-profit recreational uses and essential services needed for the health safety and 

general welfare of the community such as lift stations, utility lines, equipment and appurtenances necessary 

for such systems to furnish adequate levels of service. 

A cursory review of the DRGR landscape reveals that there is a significant amount of existing residential 

development at densities greater than one dwelling unit per acre, such as Citrus Park, Morton Grove and Lakes of 

San Succi, and that there are existing commercial uses such as the Comcast facility, and industrial uses such as the 

Bonita Grande Mine. Neither the existing uses nor the densities are consistent with what is allowed per FLUE 

Policy 1.1.21. 
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In order to address these inconsistencies, the Bonita Plan includes several policies that:  

1. Make inconsistent uses and densities consistent by Policy (FLUE Policy 1.4);  

2. Requires study of the DRGR to determine what uses are appropriate in the DRGR area (FLUE Policy 1.7.1 

and Conservation/Coastal Management Element (CCME) Policy 16.4.1): 

FLUE Policy 1.7.1: In order to best protect ground water resources, by year-end 2004, the City shall have 
completed a study to identify the types and intensity of uses that should be allowed within the DRGR area, 
and to determine the most effective and appropriate techniques to ensure the maintenance of adequate 
quantity and quality of surface and groundwater resources. The study shall include, but shall not be limited 
to, evaluation of the following factors in the study area:  

a. Subsurface and surface water resources. 
b. Existing uses and those having received approval prior to the adoption of the City's 

Comprehensive Plan.  
c. Soils, wetlands, habitats and species and their quantity and quality. 
d. The Imperial River and its historical and present floodways and flow ways. 
e. Drainage and stormwater patterns and flooding. 
f. The long term water and wastewater supply and disposal needs and plans of Bonita Springs 

Utilities.  
g. Resource protection measures applicable and contained in the City's Comprehensive Plan and 

land development regulations.  
h. Allowable uses and their density and intensity. 
i. Existing and planned infrastructure in and affecting the area. 
j. SFWMD and County ownership in and projects affecting the area. 
k. Potential positive or negative effects of possible new land uses on the resource base(s) and new 

or amended best environmental management practices needed by the City to further its control. 
  

CCME Policy 16.4.1: Within one year of adoption of its Comprehensive Plan, the City shall undertake a study 
to identify the types and intensity of uses that should be allowed within the DRGR, and to determine the 
most effective and appropriate techniques to ensure the maintenance of adequate quantity and quality of 
surface and groundwater resources. The study shall include, but shall not be limited to, evaluation of the 
following factors in the study area:  

a. Subsurface and surface water resources. 
b. Existing uses and those having received approval prior to the adoption of the City's 

Comprehensive Plan.  
c. Soils, wetlands, habitats and species and their quantity and quality. 
d. The Imperial River and its historical and present floodways and flowways. 
e. Drainage and stormwater patterns and flooding. 
f. Long term water and wastewater supply and disposal needs and plans of Bonita Springs 

Utilities.  
g. Applicable resource protection measures and those contained in the City's Comprehensive Plan 

and Land Development Regulations. 
h. Allowable uses and their density and intensity. 
i. Existing and planned infrastructure in and affecting the area. 
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j. SFWMD and County ownership in, and projects affecting, the area. 
k. Potential positive or negative effects of possible new land uses on the resource base(s) and new 

or amended best environmental management practices needed by the City for their control. At 
a minimum references will be to the FDEP "Florida Development Manual Chapter 6 Stormwater 
and Erosion Sediment Control BMPS for developing areas" and the University of Florida center 
for government responsibility "Guide to Local Groundwater Protection in Florida" Vol. 1—3.  

 

3. Establish a clear mandate to amend the Comprehensive Plan and change the DRGR Policies, based upon 

the above-mentioned studies. 

 

FLUE Policy 1.7.2: Upon completion of the study referred to in Policy 1.7.1, the City shall amend its 

Comprehensive Plan to identify the uses considered most appropriate in the DRGR and the resource 

protection measures and practices necessary to ensure its continued viability.  

CCME Policy 16.4.2: Upon completion of the study referred to in Policy 16.3.1, the City shall prepare an 

amendment to its Comprehensive Plan identifying the land uses considered most appropriate in the DRGR 

and the resource protection measures and practices necessary to ensure its continued viability and submit 

this amendment for review by the Florida Department of Community Affairs and other appropriate 

agencies. 

Several City-commissioned studies have been completed, and all the studies either recommended increased 

densities and/or acknowledged that potential impacts from higher densities could be mitigated with the 

application of Best Management Practices. The City has not yet acted on the studies as required by Policy 1.7.2 

and 16.4.2 and as such the DRGR designation remains essentially unchanged since incorporation. 

DRGR Studies 

Consistent with FLUE Policy 1.7.1, the City has conducted several water resource and land use studies of the DRGR.  

The most notable studies include the 2005 “Rawl Study,” the 2008 LaRue Evaluation and Appraisal Report (EAR) 

recommendations, the 2009 Bonita Springs DRGR Land Use Study also known as the “Delisi Report,” and the 2013 

North East Quadrant Land Use Plan, a.k.a. the Barraco Report.  According to the Delisi Report “to date there have 

been at least 17 different studies of the DR/GR in both Bonita Springs and unincorporated Lee County, the most 

recent of which was a study just to find out how many studies have been completed and what they said.”   

Without providing an exhaustive presentation of the findings and recommendations, the following summarizes 

key conclusions common to many of these reports.  Additionally, it is important to note that all of the studies 

identified above were commissioned by the City of Bonita Springs with the mandate to study the area, identify 

appropriate uses and protection measures, and amend the comprehensive plan accordingly.   
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The Rawl Study, which was the first study conducted pursuant to FLUE policies identified above, evaluated several 

land use development scenarios and their potential impacts on water resources. The scenarios included: 

1) the Existing Land Use Map scenario, which assumed development patterns consistent with existing 

comprehensive plan limitations;  

2) the Future Land Use Map Version 2 scenario, which allowed residential densities from 1-10 dwelling units 

per acre and some commercial development; and  

3) the Future Land Use Map Version 3 scenario, which allowed the highest intensity of development and 

mimicked current development patterns found in the urban area of the City.  On page 85 of the study, 

Rawl states that:  

“Future Land Use Map Version 2, Figure 76, was developed as a low intensity scenario, which may be able 

to be implemented with little or no anticipated adverse impacts to the water resources in the study area.”    

Furthermore, the Rawl Study generally concludes that older developments occurred at a time when limited water 

quality standards existed and that current regulations, enhanced permitting requirements (that have since been 

implemented) and best management practices could allow more intense forms of development within the DRGR 

area. 

The subsequent Larue, Delisi and Barraco studies resulted in similar conclusion and recommendations as 

summarized below. 

Key Conclusions and Recommendations from the DRGR Studies: 

• The Bonita Springs DRGR Future Land Use Category was inherited from Lee County and was established 

as a result of population accommodation non-compliance issues with the Department of Community 

Affairs and was always meant to be a “placeholder” until studies were conducted and the comprehensive 

plan was amended. In general, a broad brush was used by Lee County to delineate a reduced density area 

east of I-75. 

• Prior to the creation of the Lee County DR/GR designation, the City DRGR lands west of Bonita Grand Drive 

were under the “Fringe” land use category, which “allowed up to 10 dwelling units per acre if urban 

infrastructure could be extended to serve the development” (pg 5, Delisi Report). 

• The first Bonita-specific study of unique features and characteristics of the area was conducted by the 

Bonita Study Group in 1987 and recommended a designation of 3 dwelling units per acre for much or the 

DRGR area (pg 6, Delisi Report). 

• Various studies acknowledge that many of the existing uses in the DRGR are inconsistent with the DRGR 

designation and the Barraco report “verifies that the 35% of the DR/GR land area (1912-ac.) does not 

match the policy and intent of the DR/GR...” (pg 1 Barraco Report). 
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• According to the Barraco report, “Approximately 71% for the Study Area’s lands are urbanized and/or 

altered for agricultural, mining and residential uses.  Approximately 3/4’s of the area’s remaining viable 

forest and wetlands are protected via public preservation acquisition or conservation easements.”  

• The Rawl, Delisi, and Barraco reports all conclude that current density limitations are too restrictive.  They 

recommend allowing appropriate development opportunities and implementing best management 

practices associated with water resource management and protection coupled with sustainable 

community design and green building practices.  

o The Delisi Report recommends a density range of 2-5 dwelling units per acre (pg 60, Delisi Report) 

o The Barraco Report recommends “... adding new densities in selected areas, ranging from 2.5 to 

3 units per acres, along with a 0.5 unit per ac. bonus density.” (pg 1.01, Barraco Report) 

o As described above, Rawl’s Version 2 scenario which allowed development ranging from 1-10 

du/ac was assumed to have little or no adverse impacts on water resources. 

• Numerous studies and reports recommend the use of Best Management Practices, many of which have 

already been incorporated in the Bonita Plan and are outlined in the Conservation/Coastal Management 

Element, Objective 9.3 and its implementing policies.) 

• Many of the reports recommend surface water restoration initiatives that include filter marshes and flow-

ways. 

• Rawl, Delisi and Barraco recommend new funding mechanisms for public infrastructure and water 

resource projects, including collaboration with private entities to deliver beneficial projects. 

DRGR Moratorium & Citizens Water Strategy Task Force 

The City established a Land Use moratorium in December 2013 on the processing of any comprehensive plan 

amendments within the DRGR in order to “provide a reasonable amount of time for the Bonita Springs Citizens 

Water Strategy Task Force to carry out their objectives.” 

The City Council held a public meeting on the Barraco Report prior to the declaration of the moratorium. The 

report was “received” but not implemented by the City. The City formed a Citizens Water Strategy Task Force, 

comprised of stakeholder representatives appointed by the council, to make recommendations prior to the end 

of the moratorium. This task force reviewed prior studies, discussed water resource issues in the DRGR, held public 

meetings to obtain community input, and, in December 2014, presented over 30 recommendations to City 

Council. These recommendations addressed water quantity, water quality, water supply, and other miscellaneous 

issues. The City Council reviewed all recommendations, refined several of them, and approved 29 

recommendations. The Council also directed city staff to develop a Plan of Action and Timetable for implementing 

those recommendations. The recommendations were broad ranging in scope and included recommended 

policies, Land Development Code changes, coordination efforts with agencies, restoration initiatives, water 

monitoring, guidelines, and standards. 
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Proposed Imperial District  

The proposed Imperial District Future Land Use (FLU) category (Exhibits 05 and 06) provides a mechanism to 

implement the recommendations of the studies and the Water Strategy Task Force presented above.  The 

proposed Imperial District is consistent with the Comprehensive Plan’s Vision and stated policies (FLU Policy 1.7.1 

and CCME Policy 16.4.2) of amending the comprehensive plan to allow “uses considered most appropriate in the 

DRGR and the resource protection measures and practices necessary to ensure its continued viability.”  

The following describes how the proposed district is consistent with, implements, or furthers the Comprehensive 

Plan as well as the applicable Task Force recommendations. 

Most importantly, the Imperial District provides a balanced solution to an undesirable and unsustainable 

development future for DRGR Lands.  The proposed district, similar to the Conservation Fringe District for Bonita 

Grande Mine, provides an opportunity to define and limit the type of development that can occur within these 

lands and to tailor development in such a way that it will provide water quality, water quantity, natural resource 

and flood control benefits.  

The alternative is the risk of low-density, well and septic ranchette-style development scattered throughout the 

DRGR and continued impacts from agricultural uses.  Under such a scenario, Bonita Springs remains inconsistent 

with its own Comprehensive Plan and loses its ability to protect environmental resources and deal with existing 

deficiencies in surface and groundwater resources.  

More specifically, the Imperial District provides the following benefits: 

• Is site specific and provides assurance and predictability regarding future development on the subject 

property. 

• Mandates a Planned Development Rezone that requires detailed development information, a public 

review process and the ability to include special conditions.   

• Allows for a transitional community between the denser uses to the west and the lower density uses and 

conservation lands to the east. It allows a transitional density of 2.13 dwelling units per acre, which is 

consistent with the densities recommended by previous DRGR studies. 

• Implements applicable recommendations from the previous DRGR studies and the Water Strategy Task 

Force. 

• Provides safeguards to ensure appropriate forms of development. 

• Requires green infrastructure/water resource improvements that will yield regional benefits at no cost to 

the City. 

• Permanently eliminates the ranchette, well and septic, large-lot development option. 

• Permanently eliminate agricultural uses that have significant environmental and water-resource impacts. 
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• Eliminates agricultural use of pesticides and fertilizers. 

• Reduces water utilization that results from agricultural operations. 

• Helps restore regional surface water flows, as well as improve off-site conveyance, treatment and flood 

control/retention conditions. 

• Allows for wildlife habitat and connections via the proposed flow-wayfuture drainage 

conveyance/restoration area that will include habitat restoration and the creation of filter marshes. 

• Preserves existing wetlands onsite and connect to the contiguous flow-wayfuture drainage 

conveyance/restoration area that will provide foraging habitat for wading birds. 

• Ensures connection to public water and sewer and eliminate potential well and septic systems.  

• Accommodates water treatment of additional surface water flows external to the project via the proposed 

flow-way future drainage conveyance/restoration area and filter marsh. 

• Requires an Enhanced Lake Management Plan to reduce nitrogen and phosphorous loading. 

• Requires the installation of monitoring well and coordination of ground and surface water monitoring. 

• Requires a Hydrological Restoration Plan. 

• Supports the protection of existing or proposed public water wells in the area. 

• Will result in development that is more compatible with adjoining properties now and in the future. 

• Requires an indigenous management plan addressing human-wildlife coexistence. 

• Mandates Florida Friendly plantings and low irrigation requirements for common elements. 

• Provides central management of fertilizers and pesticides and the control of application by individual 

homeowners. 

• Provides for an internal system of trails, pathways and sidewalks to promote a walkable community. 

• Includes bicycle and/or pedestrian interconnection to adjacent park or conservation lands. 

• Assurance and predictability regarding future development and the ability to cap density and intensity 

and condition approval through the planned development process. 

• A positive fiscal impact resulting from an increased tax base and impact fees.  

• Quality housing that will help the City meet its anticipated population growth.  

• Promotes internal capture and reduce trips on the road by providing internal amenities, and 

neighborhood commercial uses. 

• Provides a nearly a 2120-acre regional conveyance and water quality enhancement flow-waydrainage 

conveyance/restoration area and/filter marsh that will help the city meet regional hydrological 

restoration goals.  

• Provide onsite storm water management design that incorporates water quality treatment areas (filter 

marsh / planted upland areas or swales) prior to discharge to onsite proposed lakes. 
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Consistency with the Water Strategy Task Force Recommendations 

The proposed Imperial District is consistent with applicable Task Force recommendations and incorporates 

numerous recommendations that are appropriate for the subject property. 

WATER QUANTITY #1: 

Implement and codify the improvement of the water retention/detention requirements in the DRGR by at least 

10% over the current requirement of 1.5 inches.  

 

Implemented by:  

The proposed Imperial District requires proposed development to provide treatment which meets or 

exceeds 10% over the required 1.5 inches in accordance with SFWMD design and permit criteria. In 

addition to the minimum of 1.5 inches of water quality treatment, the Imperial District also requires 0.5” 

of additional storage. 

 

WATER QUANTITY #4: 

Ensure the additional areas of storage and flow ways and water treatment areas in the Bonita Springs DRGR area 

are integrated to the best extent possible for effectiveness for flood protection, water quality improvements and 

improvement of groundwater resources. 

 

Implemented by:  

The proposed district requires that the on-site surface water treatment system provide a unique 

treatment train, and implement Best Management Practices (BMP’S) that filter the excess runoff and 

remove nutrients from the storm water. Prior to any discharge of the development storm water, the 

runoff from the improved lands and roadways will be directed to initial treatment areas such as dry 

retention storage or filter marsh treatment. This initial treatment will reduce nitrogen and phosphorus 

nutrient loading significantly before being discharged to an interconnected lake system. This initial 

treatment will also ensure that no directly connected impervious areas discharge directly to the lakes.  

The overall interconnected lake system provides storage and detention time so that surface water can 

further reduce the nutrients while also recharging the surficial groundwater table.  

 

The water management system of lake storage will reduce the excess runoff from the site by a control 

structure that will enable water quality detention and peak runoff attenuation, while mimicking and 

sustaining average wet season water table conditions. The proposed lake control elevations and peak 

flood stages will complement the City of Bonita Springs Stormwater Master Plan so that the proposed 

surface water system provides necessary flood protection and does not increase peak flows or volume of 

excess runoff downstream. Finally, a proposed ±2120-acre regional flow-waydrainage 
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conveyance/restoration area and/filter marsh will enhance the Imperial Watershed conditions by 

providing both water quality/quantity and ecological enhancements within the property’s area.   

 

The existing steeply banked agricultural ditch to the east of the property will be re-contoured and planted 

to serve as a lush filter marsh while still providing conveyance and flood protection for flows coming from 

upstream lands. The project can also contribute to broader efforts to improve surface and subsurface 

regional conditions.   The drainage conveyance/restoration area and flow-way/filter marsh will be 

constructed by the Developer. 

 

WATER QUANTITY #10 

When any significant roadway improvement project is undertaken, consider the inclusion of a linear filter marsh 

within the ROW to provide for slow conveyance of stormwater to the south, with additional benefit of pollution 

control along the length of the system.  

 

Implemented by:   

Roadway improvements within the Imperial District, where practicable, will utilize low impact, linear filter 

strips along, complete streets, and other “green” roadway design features.  

 

WATER QUANTITY #13 

The Lower Tamiami Aquifer in the Bonita DRGR area receives significant recharge from both lateral water 

movement beneath the confining layer and vertical movement of water from the surficial aquifer above the 

confining layer. Therefore, groundwater recharge in the DRGR is an important issue and measures should be 

required to increase recharge potential, through improved water management practices that maintain or raise 

current groundwater levels and increase storm water storage and detention. 

 

Implemented by: The proposed on-site water management system, specifically the interconnected lake 

system in combination with a designed control structure will provide additional storage and detention 

time that will ultimately recharge the surficial groundwater table.  

 

WATER QUALITY #3 

Establish applicable Best Management Practices and Low Impact Design standards by local city ordinance.   

 

Implemented by:  

Conditions within the Imperial District require and promote the use of Best Management Practices and 

Low Impact Design.  Planning condition #1 requires an Enhanced Lake Management Plan, a Hydrological 

Restoration Plan, and an Indigenous Management Plan. Planning Condition #3 requires Florida-friendly 
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landscaping and low irrigation requirements.  Planning conditions #4 & #5 require enhanced water quality 

standards.  Planning condition #6 require connection to public utilities and #7 addresses protecting 

existing and proposed water wells.  Planning condition #8 promotes low impact roadway design, linear 

filter march retention elements and other “green” roadway design features. Condition #10 requires the 

delivery of a regional water-quality and conveyance flow-wayfuture drainage conveyance/restoration 

area. Collectively, the proposed district conditions in addition to existing comprehensive plan policies such 

as CCME Policy 9.3.1 establish applicable BMP for the Imperial District. 

 

WATER QUALITY #4  

Implement and codify language in the LDC that requires new development (that requires development order) in 

the impaired Imperial River Basin BMAP to demonstrate that  post-development stormwater annual pollutant 

loading for total nitrogen is at least 26.5 % less than pre-development (existing conditions) as referred to in the 

December 2112 BMAP requirements.  

 

Implemented by:  

The project’s proposed water management system control structure(s) and conveyance systems will be 

designed to regulate the flows from the developed site to meet or reduce the existing peak discharges 

rates. The Imperial District conditions collectively promote total nitrogen reduction.  The proposed 

condition and most significantly, provision of an approximately 2120-acre flow-way/drainage 

conveyance/restoration area and filter marsh will provide local and potentially regional water quality 

benefits.  The Imperial District in combination with the Conservation Fringe category can provide basin-

wide water quality and quantity benefits.    

 

WATER QUALITY #6 

Add incentives to the current HOA educational efforts relative to pond maintenance and fertilizer use.  

 

Implemented by:  

The Imperial District requires an Enhanced Lake Management Plan that:  

“i) Applies best management practices for fertilizers and pesticides; 

ii)  Provides erosion control and lake bank stabilization; 

iii) Establishes lake maintenance requirements; and  

iv) Establishes an education program for any homeowners’ association for the property addressing 

issues such as restricted lake uses, fertilizer use, lake bank planting requirements, and best 

management practices.” 
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WATER SUPPLY #1 

Encourage BSU and the City to continue to work in collaboration to update the Wellfield Protection Ordinance, to 

restrict/prohibit contaminants near the potable supply wellfields.  

 

Implemented by:  

The Imperial District requires a hydrological restoration plan at the time of Development Order submittal, 

mandating that “existing and proposed public water wells shall be protected,” and that Planned 

Developments must demonstrate that they “shall not result in material detrimental impacts to existing 

and future potable ware supply resources.” 

 

WATER SUPPLY #2 

Create a plan that would provide opportunities to take stormwater currently artificially conveyed through canal, 

ditch, and pumping systems and redirect at least a portion of the flow into filter marshes or other areas.  

 

Implemented by:  

The Imperial District calls for the “delivery of a water quality and future drainage conveyance/restoration 

area conveyance flow-way that will contribute to enhancing regional flows and flood prevention control.”  

This future drainage conveyance/restoration area flow-way will include existing wetland habitat and 

created or restored filter marshes through the restoration/enhancement of an existing canal on the 

eastern boundary of the district.    

 

WATER SUPPLY #3 

Seek to eliminate/reduce private potable wells and septic tanks by planning future development in such a manner 

as to allow efficiency when extending the central water and sewer systems.  

 

Implemented by:  

Planning condition #6 of the imperial district requires that “the project shall connect to public water and 

sewer services provided by Bonita Springs Utilities and shall collect to reclaimed water if available.” 
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Consistency with City Goals and Objectives  

The proposed comprehensive plan amendment is consistent with the goals, objectives, and policies set forth in 

the various elements of the Bonita Springs’ Comprehensive Plan (Bonita Plan). More specifically, the proposed 

Imperial District (once removed from the DRGR) is not contrary to any goals, objectives, and policies outlined in 

the Bonita Plan.  The Imperial District is consistent with and furthers the following applicable Goals, Objectives, 

and Policies: 

 

BONITA SPRINGS TOMORROW: VISION 

The City’s vision is for a community that is human scale, walkable, appreciative of the great natural environment, 

and has outstanding parks and recreational facilities. 

 

Analysis:  The Imperial District promotes development that is of a lower density and scale, and compatible 

with existing and planned surrounding uses.  It promotes a mixed-use development pattern, walkability, 

and human interaction; it provides park and recreational amenities;  and incorporates green infrastructure 

components that support and protect natural systems. 

 

FUTURE LAND USE ELEMENT (FLUE) 

 

Goal 1: A balanced land use pattern that promotes a high quality of life and allows for a variety of land uses, 

densities and intensities and the preservation and stabilization of existing neighborhoods; encourages mixed use 

development; promotes an efficient transportation system; preserves the natural environment and economic 

vitality of the community; and, is consistent with the availability of essential services. 

 

Policy 1.1.2:  Density, Affordable Housing Density Bonus, and Wetlands Transfer of Density 

 

a. While each individual land use category may include a maximum allowable density for residential uses, the 

actual allowable density for any given property will be stated in the Land Development Code based on, but not 

necessarily limited to, consideration of the following factors: 

 

1. Compatibility with surrounding existing land uses and future land use patterns; 

2. Vehicular access and existing and planned roadway patterns; 

3. Availability of public services and facilities; and 

4. Environmental considerations 
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Analysis:  The proposed district is consistent with this Goal and Policy 1.1.2, which sets forth a range of 

densities based on location, availability and efficient utilization of existing infrastructure, and 

compatibility between uses, availability of public services and facilities and environmental considerations.  

 

The subject property is an appropriate location and represents infill development between Citrus Park 

and the future residential planned development on the Bonita Grande Mine site.  The land has been 

significantly impacted by agricultural uses over several decades.  The proposed Imperial District will allow 

and ensure development that is compatible with surrounding properties, will be connected to central 

water and sewer, and will provide regional environmental benefits.   

 

Policy 1.1.25: Within one year of adoption of the Comprehensive Plan the City will prepare Land Development 

Regulations which implement the Comprehensive Plan and which, at a minimum: 

 

c. Protect environmentally sensitive lands, including wetlands and rare and unique upland habitat by including 

provisions that limit the development footprint, requiring development only under the Planned Development 

provisions of the Land Development Code, and requiring use of clustering and other innovative and appropriate 

development techniques which shift structures and infrastructure to nonsensitive areas. 

 

Analysis:   The Imperial District requires, through the Planned Development (PD) rezone, a minimum of 

60% of open space, protection of existing wetlands onsite (±4.08 acres), remove exotics, and provision of  

an approximately 2120-acre future drainage conveyance/restoration area flow-way that will include filter 

marshes and wading bird habitat. 

 

Wetland habitat identified on the project site is isolated by development, invaded with exotic vegetation, 

and currently provides minimal function. These wetlands will be restored, protected onsite and 

incorporated with the approximately 201-acre future drainage conveyance/restoration area and flow-

way/filter marsh design component that provides quality habitat, water storage and treatment. 

 

Objective 1.7: To maintain, protect, and where feasible restore, the City's natural environment and resources, and 

to protect the City's historic resources. 

 

Policy 1.7.1: In order to best protect ground water resources, by year-end 2004, the City shall have completed a 

study to identify the types and intensity of uses that should be allowed within the DRGR area, and to determine 

the most effective and appropriate techniques to ensure the maintenance of adequate quantity and quality of 

surface and groundwater resources. The study shall include, but shall not be limited to, evaluation of the following 

factors in the study area:  



 

Imperial District  

Comprehensive Plan Amendment  
 

 

 

14 | P a g e  

 
6610 Willow Park Drive Suite 200 Naples, FL 34109 | (239) 597-0575 | Fax (239) 597-0578 

www.consult-rwa.com 

 

a. Subsurface and surface water resources. 

b. Existing uses and those having received approval prior to the adoption of the City's Comprehensive Plan.  

c. Soils, wetlands, habitats and species and their quantity and quality. 

d. The Imperial River and its historical and present floodways and flow ways. 

e. Drainage and stormwater patterns and flooding. 

f. The long term water and wastewater supply and disposal needs and plans of Bonita Springs Utilities.  

g. Resource protection measures applicable and contained in the City's Comprehensive Plan and land 

development regulations.  

h. Allowable uses and their density and intensity. 

i. Existing and planned infrastructure in and affecting the area. 

j. SFWMD and County ownership in and projects affecting the area. 

k. Potential positive or negative effects of possible new land uses on the resource base(s) and new or 

amended best environmental management practices needed by the City to further its control.  

 

Analysis:   Several planning studies have been conducted for the DRGR, most recently “The NE Quadrant 

Land Use Plan.” The City also established a Citizens Water Strategy Task Force that evaluated land use 

issues within the DRGR and made final recommendations to the City in December 2014. As described in 

the section above, the Imperial District incorporates applicable recommendations of the Task Force to 

ensure protection and enhancement of water resources. The Imperial District establishes a balanced 

framework that allows appropriate uses in an appropriate location while protecting the quantity and 

quality of surface and ground water resources.  

 

Subsurface and surface water resources will be improved and enhanced as a result of the design and best 

management practices criteria found in the Imperial District category.  An Enhanced Lake Management 

Plan will be provided at time of PD rezoning and a Hydrological Restoration Plan will be provided at time 

of Development Order submittal.  The project will not adversely affect the long-term water and 

wastewater supply and disposal needs of the utility. The site will have access to potable water and sanitary 

sewer. The development will have positive effects on water resources; adhere to best management 

practices; and improve surface and subsurface water quality.  

 

Policy 1.7.2: Upon completion of the study referred to in Policy 1.7.1, the City shall amend its Comprehensive Plan 

to identify the uses considered most appropriate in the DRGR and the resource protection measures and practices 

necessary to ensure its continued viability. 
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Analysis:  The Imperial District implements the City’s mandate to amend its Comprehensive Plan and allow 

appropriate uses and ensure appropriate resource protection measures.   The Imperial District includes 

numerous conditions that will protect resources and ensure their continued viability and allows limited 

residential and complementary commercial resources that are appropriate for the area.  

 

Policy 1.7.3: The City shall establish a stream protection overlay zone to improve protection for the Imperial River, 

Oak Creek, Leitner Creek, and the Bayside drainage area of Little Hickory Island. The overlay zone shall require the 

use of Best Management Practices, as established in Objective 9.3 of the Conservation/Coastal Management 

Element, for new development and redevelopment and will target pollution control and water conservation 

education to existing residents. In the meantime, new development shall be required to ensure that the volume of 

stormwater runoff shall be no greater than that existing prior to development and that the quality of stormwater 

runoff shall be at least as good as that existing prior to development. Impacting these watersheds, new 

development will be required to adopt Best Management Practices approved by the City which will minimize runoff 

and reduce pollutants and are consistent with the Best Management Practices adopted by the City under Objective 

9.3 of the Conservation/Coastal Management Element of this Comprehensive Plan, [reference Rules 62-4.242, 62-

302, and 40E-4, F.A.C. and the South Florida Water Management District's Basis of Review for ERP Applications.] 

 

Analysis: Conditions within the Imperial District require and promote the use of Best Management 

Practices and Low Impact Design.  Planning condition #1 requires an Enhanced Lake Management Plan, a 

Hydrological Restoration Plan, and an Indigenous Management Plan. Planning Condition #3 requires 

Florida-friendly landscaping and low irrigation requirements.  Planning conditions #4 & #5 required 

enhanced water quality standards.  Planning condition #6 require connection to public utilities and #7 

addresses protection existing and proposed water wells.  Planning condition #8 promotes low impact 

roadway design, linear filter march retention elements and other “green” roadway design features. 

Condition #10 requires the delivery of a regional water-quality and conveyance flow-wayfuture drainage 

conveyance/restoration area. Collectively, the proposed district conditions, in addition to existing 

comprehensive plan policies such as CCME Policy 9.3.1, establish applicable BMP for the Imperial District. 

 

Policy 1.7.6:  The City shall protect its environmentally critical areas by requiring the use of Planned Development 

in locations exhibiting characteristics of environmentally critical areas including: (1) Areas designated as Resource 

Protection on the Future Land Use Map; (2) other wetlands identified on the map of Evaluated Wetlands in the 

Future Land Use Map Series, and; (3) rare and unique upland habitats, including sand scrub, coastal scrub and pine 

flatwoods identified on the Vegetation and Habitats Map contained in the Conservation/Coastal Management 

Element, where these habitats can be categorized as mature due to the absence of severe impacts caused by 

logging, drainage and exotic infestation. 
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Developments shall incorporate clustering or other innovative and appropriate development techniques to avoid 

clearing and other impacts associated with the development footprint by shifting infrastructure and other 

structures to appropriate nonsensitive locations. 

 

Analysis: The Imperial District requires all development to be approved through the Planned 

Development rezoning process. 

 

The project does not contain rare and unique upland habitats and the only existing wetlands will be 

protected, restored and incorporated within a ±2120-acre flow-wayfuture drainage 

conveyance/restoration area and /filter marsh. 

 

Objective 1.8: Ensure that population densities in the Coastal High Hazard Area are not increased beyond that 

allowed prior to the adoption of this Comprehensive Plan. 

 

Analysis:  No portion of the DRGR is located within the Coastal High Hazard Area. However, the proposed 

Imperial District promotes future residential development away from the Coastal High Hazard Area and 

areas of special flood hazard and provides an opportunity for a portion of the City’s projected population 

to be housed outside of the high hazard area.  

 

TRANSPORTATION ELEMENT 

 

Objective 1.1: The implementation of a safe, convenient and energy efficient multi-modal transportation system 

which will be maintained and improved to accommodate the forecasted traffic demand for the year 2020 and 

which is consistent, to the extent possible, with the travel demand forecast model of the Metropolitan Planning 

Organization (MPO), the roadway system established by Lee County, and the Five-year Transportation Plan of the 

Florida Department of Transportation (FDOT). 

 

Analysis:   The City’s Transportation Element requires the City to maintain a concurrency management 

system.  The project’s Transportation Impact Statement (TIS) demonstrates that the proposed amendments do 

not cause any roadways to operate below their recommended minimum Level of Service Standards as identified 

in the Transportation Element. Several roadway segments within the Study Area are shown to operate below the 

recommended minimum Level of Service standards in the short term (5year) and long term (20 year) analyses. 

These segments are considered a Pre-Existing deficiency. The applicant will work with the city to address the 

projected deficiencies and anticipates that transportation impacts will be addressed as part of a Developer 

Agreement for this project.    
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The Transportation Element also contains objectives and policies such as Objective 1.1 and Objective 1.2 to 

increase mobility and improve all travel modes.  The proposed MPD incorporates the city’s complete streets 

requirements that have been implemented under LDC Section 3-303 and provides an extensive network of on-

road and off-road bicycle and pedestrian facilities.  These facilities will interconnect neighborhoods, parks, 

conservation areas and recreational facilities. As transit is extended to this area, the project will accommodate a 

transit stop to service residents.   

 

Objective 1.1: The City shall increase mobility for all modes of travel within the City, including vehicles, bicycles, 

pedestrians and transit. 

 

Analysis:   Development within the Imperial District will promote “complete streets” design and will 

incorporate an extensive network of on-road and off-road bicycle and pedestrian facilities.  These facilities 

will interconnect neighborhoods, parks, conservation areas and recreational facilities. As transit is 

extended to this area, the project will accommodate a transit stop to service residents.  

 

CONSERVATION/COASTAL MANAGEMENT ELEMENT 

 

Objective 16.4: The City will take measures to ensure that groundwater and other resource quality in the Density 

Reduction Groundwater Resource (DRGR) area is maintained or improved.  

 

Policy 16.4.1: Within one year of adoption of its Comprehensive Plan, the City shall undertake a study to identify 

the types and intensity of uses that should be allowed within the DRGR, and to determine the most effective and 

appropriate techniques to ensure the maintenance of adequate quantity and quality of surface and groundwater 

resources. The study shall include, but shall not be limited to, evaluation of the following factors in the study area:  

a. Subsurface and surface water resources. 

b. Existing uses and those having received approval prior to the adoption of the City's Comprehensive Plan.  

c. Soils, wetlands, habitats and species and their quantity and quality. 

d. The Imperial River and its historical and present floodways and flowways. 

e. Drainage and stormwater patterns and flooding. 

f. Long term water and wastewater supply and disposal needs and plans of Bonita Springs Utilities.  

g. Applicable resource protection measures and those contained in the City's Comprehensive Plan and Land 

Development Regulations.  

h. Allowable uses and their density and intensity. 

i. Existing and planned infrastructure in and affecting the area. 

j. SFWMD and County ownership in, and projects affecting, the area. 
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k. Potential positive or negative effects of possible new land uses on the resource base(s) and new or 

amended best environmental management practices needed by the City for their control. At a minimum 

references will be to the FDEP "Florida Development Manual Chapter 6 Stormwater and Erosion Sediment 

Control BMPS for developing areas" and the University of Florida center for government responsibility 

"Guide to Local Groundwater Protection in Florida" Vol. 1—3.  

 

Analysis:  Please see the analysis provided for FLUE Policy 1.7.1.  

 

Policy 16.4.2: Upon completion of the study referred to in Policy 16.3.1, the City shall prepare an amendment to 

its Comprehensive Plan identifying the land uses considered most appropriate in the DRGR and the resource 

protection measures and practices necessary to ensure its continued viability and submit this amendment for 

review by the Florida Department of Community Affairs and other appropriate agencies. 

 

Analysis:  Please see the analysis provided for FLUE Policy 1.7.2.  

 

Goal 7: Resource Protection. To manage the City's wetland and upland ecosystem so as to maintain and enhance 

native habitats, floral and faunal species diversity, water quality, and natural surface water characteristics. 

 

Analysis:  All applicable goals, objectives, and policies of the Bonita Plan will apply to the Imperial District. 

The project does not contain rare and unique upland habitats and the only existing wetlands will be 

protected, restored and incorporated within a ±2120-acre flow-wayfuture drainage 

conveyance/restoration area and /filter marsh. 

 

Policy 7.2.3: The City shall, when providing new infrastructure, avoid disrupting the natural functions of significant 

natural systems within the City by using the following process: 

 

a. At a minimum, "Significant natural system" (SNS) shall include the estuary, including Spring Creek and the 

Imperial River and its tributaries, and environmentally sensitive lands as defined in Policy 7.1.1 d.2. 

 

Analysis:   All relevant goals, objectives, and policies of the Bonita Plan will continue to apply to the 

Imperial District. The project area does not contain significant natural systems, but does contain low 

quality wetlands (approx. 4.08 acres), that are heavily infested with exotics.  The project will provide for 

the on-site restoration of wetland functions. 

 

Policy 7.2.8: The City shall use regulations and incentives, such as the following for preserving and planting native 

plant species and for controlling invasive exotic plants, particularly within environmentally sensitive areas: 
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Analysis:    All relevant goals, objectives, and policies of the Bonita Plan will continue to apply to the 

Imperial District. The project area will remove invasive exotic vegetation and maintain control of exotics 

in perpetuity. 

 

Policy 7.3.1: The City shall encourage upland preservation in and around preserved wetlands to provide habitat 

diversity, enhance edge effect, and promote wildlife conservation by including incentives in the City's open space 

requirements for using preserved native vegetation areas as upland buffers to natural water bodies. This incentive 

shall consist of a maximum of ten percent as referred to within Policy 7.2.2c. 

 

Analysis:   The proposed Imperial District requires that, as part of the required Planned Development 

rezoning process, future projects include a minimum of 60% open space in order to implement a 

combination of any of the following: flow-ways, drainage conveyance/restoration areas, buffers and 

landscaped areas, lakes, parks, conservation areas, active and passive recreation areas, outdoor active 

and passive public use areas, private yards, nature trails, and retention areas. 

 

Policy 7.4.4: The City shall restrict the use of protected plant and wildlife species habitats to that which is 

compatible with the requirements of endangered and threatened species and species of special concern. New 

developments shall protect remnants of viable habitats when listed vegetative and wildlife species inhabit a tract 

slated for development, except where equivalent mitigation is provided based on the recommendations of the 

Florida Fish and Wildlife Conservation Commission. 

 

Analysis:   The only remnant wetland area does not provide habitat for listed plants or animals.  However, 

it will be restored, protected and incorporated within a ±2120-acre flow-wayfuture drainage 

conveyance/restoration area and /filter marsh that will create foraging habitat for listed wading birds. 

 

Goal 15: Wetlands. The City shall maintain and enforce a regulatory program for development in wetlands that is 

cost-effective, complements federal and state permitting processes, and protects the fragile ecological 

characteristics of wetland systems. 

 

Policy 15.1.6: The natural functions of wetlands located in the City, as identified in the wetland inventory and 

evaluation contained in the Conservation/Coastal Management Element, shall be maintained and not degraded; 

and, degraded wetlands shall be restored whenever possible. 

 

Analysis:   Wetland functions will be maintained.  The project will restore and/or create viable on-site 

wetlands that will function as habitat for wildlife, water quality treatment, and water storage.  The 
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restored and/or created wetlands will provide values and functions greater than the existing, degraded 

wetlands.  Stormwater facilities will be designed in accordance with applicable regulations and will 

incorporate on-site wetland systems. 

 

Goal 16: Water Quality. To ensure that water quality is maintained or improved for the protection of the 

environment and people of the City of Bonita Springs. 

 

Objective 16.3: Incorporation of Green Infrastructure into the Surface Water Management System. The long-term 

benefits of incorporating green infrastructure as part of the surface water management system include improved 

water quality, improved air quality, improved water recharge/infiltration, water storage, wildlife habitat, 

recreational opportunities, and visual relief within the urban environment. 

 

Analysis:   The Imperial District incorporates applicable recommendations of the Citizens Water Strategy 

Task Force.  The project will incorporate green infrastructure into the surface water management system 

by creating an adjacent off-site flow-wayfuture drainage conveyance/restoration area, building lakes with 

upland pre-treatment areas and enhanced littoral plantings, directing surface runoff to swales planted 

with native grasses, and restoring or creating wetlands that serve as filtration marshes and habitat for 

wildlife. The Imperial District will include a regional water quality flow-waydrainage 

conveyance/restoration area and /filter marsh that will provide area-wide benefits. This ±2120-acre 

drainage conveyance/restoration area and filterflow-way/filter marsh that will serve as an important 

environmental feature as well as provide water quantity storage and nutrient reduction.  This 

improvement can potentially help the City with flood prevention control and assist in the Imperial River 

and City in meeting its Total Nitrogen (TN) reduction goals. 

 

Policy 16.3.2: The City will require new developments to design their surface water management system to 

incorporate existing wetland systems. 

 

Analysis:  Again, the existing wetlands will be restored, protected and incorporated within a regional 

drainage conveyance/restoration area and filter flow-way/filter marsh that will provide water quality 

treatment and restored habitat for wildlife. The surface water management system will also include lakes 

with enhanced littoral plantings and vegetated swales planted with native grasses. 

 

HOUSING ELEMENT 

 

Objective 1.1: Housing Availability - Provide for an amount and distribution of residential land in the City adequate 

to allow for a variety of housing types, including mobile and manufactured homes, and sites for very low, low and 
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moderate income households, sufficient to meet the needs of the 24,200 resident households projected to reside 

in the City in the year 2012.  

 

Policy 1.1.1: The Future Land Use Map shall designate lands for development at a range of residential densities 

suitable for single-family, multi-family, mobile and manufactured housing in residential, commercial and mixed-

use categories sufficient to accommodate the existing population and anticipated growth over the planning period. 

 

Analysis: The Imperial District will help the City provide lands that will accommodate its anticipated 

population growth and that will allow for a range of housing types and supporting neighborhood 

commercial uses.   

 

 

INFRASTRUCTURE ELEMENT 

 

POTABLE WATER SUB-ELEMENT 

 

Objective 1.1: The City shall continue to ensure the provision of acceptable levels of potable water service 

throughout the City, indirectly through franchised utility companies. 

 

Policy 1.2.1: The City shall encourage residential uses, and require nonresidential uses, to connect to central 

potable water utility when potable water lines have been installed immediately adjoining the property and service 

is available. 

 

Analysis:  The Imperial District requires that all development connect to public water and sewer service. 

The subject property is located within the Bonita Springs Utilities (BSU) water service area. The water 

infrastructure serving the development will be permitted and constructed by the Developer and 

subsequently dedicated to BSU upon certification of the system to place into service.  

 

Based upon an estimated 700 residential units and 54,450 square feet of commercial space proposed, this 

results in a demand of 190,750 GPD. The BSU Water Treatment Plant has adequate capacity, with an 

additional 7.59 million gallons of water per day, to provide service to the project. The expected increase 

in flows can be accommodated by BSU without revisions to the current regional potable water system.  

 

SANITARY SEWER SUB-ELEMENT 
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Objective 1.1: The City shall continue to ensure the provision of acceptable levels of sanitary sewer service 

throughout the City, indirectly through franchised utility companies. 

 

Policy 1.2.1: The City shall require on-site sewage disposal systems to connect to central sanitary sewer when 

sanitary collection lines have been installed immediately adjoining, and service is available to, the property served 

by the on-site system. 

 

Analysis:  The Imperial District requires that all development connect to public water and sewer service.  

The property is located within the Bonita Springs Utilities (BSU) wastewater service area. This proposed 

land use is expected to generate an average daily wastewater flow of 152,600 gallons per day at build-out 

for the anticipated 700 residential units and 54,450 square feet of commercial space. The existing system 

has the available capacity to treat an additional 6.33 million gallons of effluent per day. No improvements 

to BSU’s regional wastewater system will be necessary to service the additional demand.  

 

SOLID WASTE SUB-ELEMENT  

 

Goal 1: To ensure the health, safety and general welfare of the citizens of Bonita Springs through the proper 

management and disposal of solid waste. 

 

Analysis:  All relevant goals, objectives, and policies of the Bonita Plan will continue to apply to the 

Imperial District.  

 

The comprehensive plan indicates that the minimum acceptable level of service standards for availability 

of solid waste disposal shall be 7 pounds per capita per day.  Development within the Imperial District will 

have no impact on solid waste disposal, which will be contracted through Lee County to a private waste 

hauler.  

 

STORMWATER MANAGEMENT/AQUIFER RECHARGE SUB-ELEMENT  

 

Goal 1: To protect and improve the quality of receiving waters and natural areas and the functions of natural 

groundwater aquifer recharge areas while also providing flood protection for existing and future development.  

 

Objective 1.1: Improve stormwater management, in terms of both quantity and quality, within the City. 

 

Analysis:  The proposed Imperial District requires proposed development to provide treatment which 

meets or exceeds 10% over the required 1.5 inches in accordance with SFWMD design and permit criteria. 
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In addition to the minimum of 1.5 inches of water quality treatment, the Imperial District also requires 

0.5” of additional storage. 

 

 

Objective 1.3: To protect the City's groundwater supplies from those activities having the potential for depleting 

or degrading those supplies. 

 

Analysis:  The Imperial District requires a Hydrological Restoration Plan to ensure proposed development 

demonstrates that it will not deplete or degrade the City’s groundwater supply.  

 

It is anticipated that the proposed district will improve existing groundwater conditions through addition 

of control structures and filter marshes. The elimination of the ditch and direct outfall condition will 

achieve on-site pre-agricultural water levels. The surface water management system for the project will 

raise existing water levels to pre-agricultural development levels, providing increased recharge potential 

to the groundwater table.  

 

RECREATION/ OPEN SPACE ELEMENT 

 

Objective 1.1: Ensure that adequate active recreation in the form of regional parks is available to the residents 

and visitors of the City of Bonita Springs.  

 

Policy 1.1.1: The City's adopted level of service for parks shall be:  

Regional parks: six acres per 1,000 resident and seasonal population.  

Community parks: one acre per 1,000 resident and seasonal population 

 

Analysis:  All relevant goals, objectives, and policies of the Bonita Plan will continue to apply to the  

Imperial District. The Imperial District will provide residents active and passive recreational space through 

the development of an internal park, open space and native habitat areas.  Access will also be provided 

to adjacent conservation lands (if allowed) and the City’s park within the adjacent Conservation Fringe 

Future Land Use category. Compliance with this policy is addressed in detail as part of the Public Facilities 

Impact analysis. 
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Effect on Population 

The proposed amendment will not affect population projections for Bonita Springs.  It will, however, provide 

developable land to accommodate the future population growth already anticipated.  The proposed amendment 

will allow a maximum of 700 units.  At 2.44 persons per household (United States Census, QuickFacts, Bonita 

Springs city, Florida; 2014-2018) the proposed district would accommodate approximately 1,708 people. 

 

According to the City’s 2016 Evaluation and Appraisal Report (EAR), “if the city grows at its previous rate, the 

combined permanent and seasonal population is projected to rise from 77,675 in 2015 to 112,093 in 2040. Based 

on the average household size of 2.63 residents per unit, this could translate into roughly 13,000 additional units 

in the City to accommodate the projected population growth.” 

 

The EAR includes a vacant land analysis that estimates how many total units could be developed on that vacant 

land.  The study concludes that the limited developable vacant land (see vacant land exhibit from 2016 EAR below) 

can accommodate 15,025 units. 

 

While the City technically has enough capacity on its future land use map to accommodate the projected 

population, it can be argued that the developable land supply is very limited and that much of the vacant land 

remaining will be built at densities lower than the maximum allowable.  The lower development densities are due 

to site conditions, environment restrictions, open space and preserve requirements, and the need to ensure 

compatibility with existing lower density residential communities.   

 

Limited land supply invariably leads to escalating land costs and increasing home prices. This could potentially 

exacerbate the housing affordability challenge within the city.  As such, increasing the amount of developable land 

can help the city meet projected land and housing demand in the future.  

 

The current projections tell us that the City of Bonita Springs will remain a very attractive place for people to 

relocate and that in-migration will continue to fuel growth and demand for housing.  The proposed Imperial 

District will help the City keep pace with the increasing population and will provide housing supply in the form of 

a quality development that provides a variety of housing types, complementary commercial uses, recreational 

amenities, parks, open space and functional natural habitat. 
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Source: 2016 EAR 

  



 

Imperial District  

Comprehensive Plan Amendment  
 

 

 

26 | P a g e  

 
6610 Willow Park Drive Suite 200 Naples, FL 34109 | (239) 597-0575 | Fax (239) 597-0578 

www.consult-rwa.com 

Effect on Surrounding Local Governments   

The size and scale of the proposed Imperial District does not rise to the level of having a regional impact and 

affecting surrounding local government. The proposed Imperial District is consistent with the goals, objectives, 

and policies of adjacent jurisdiction and advances mutual water resource objectives.  The Imperial District can 

provide regional benefits by contributing to improved hydrological conditions within the Imperial Basin which is 

downstream from Lee County Lands. 

 

The proposed district represents infill development that is compatible with surrounding existing and planned uses.  

The proposed district abuts the Larry Kiker Preserve and Lee County to the north.  The Imperial District is bermed 

and physically separated and buffered from the abutting preserve.  A portion of the project abuts Lee County 

lands where potential upsteam flows could be directed to the approximately 201-acre flow-wayfuture drainage 

conveyance/restoration area that will be provided as part of the district.  
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Relevant State and Regional Policy Plan Goals & Objectives  

State Comprehensive Plan  

With the sweeping changes to Florida’s growth management law resulting from the Community Planning Act of 

2011 (HB 7207), the State’s focus, in terms of Growth Management and Land Use regulation was narrowed to 

matters of critical State concern.  As such, the consistency requirement between local comprehensive plans and 

the state comprehensive plan was eliminated.  Nonetheless, the following addresses how the proposed Imperial 

District can further State’s Comprehensive Plan Goals (and applicable Objectives): 

(7) WATER RESOURCES.— 

Goal.—Florida shall assure the availability of an adequate supply of water for all competing uses deemed 

reasonable and beneficial and shall maintain the functions of natural systems and the overall present level 

of surface and ground water quality. Florida shall improve and restore the quality of waters not presently 

meeting water quality standards. 

(9) NATURAL SYSTEMS AND RECREATIONAL LANDS.— 

 Goal.—Florida shall protect and acquire unique natural habitats and ecological systems, such as wetlands, 

tropical hardwood hammocks, palm hammocks, and virgin longleaf pine forests, and restore degraded 

natural systems to a functional condition. 

(14) PROPERTY RIGHTS.— 

Goal.—Florida shall protect private property rights and recognize the existence of legitimate and often 

competing public and private interests in land use regulations and other government action. 

(15) LAND USE.— 

Goal.—In recognition of the importance of preserving the natural resources and enhancing the quality of 

life of the state, development shall be directed to those areas which have in place, or have agreements 

to provide, the land and water resources, fiscal abilities, and service capacity to accommodate growth in 

an environmentally acceptable manner. 

(24) EMPLOYMENT.— 

Goal.—Florida shall promote economic opportunities for its unemployed and economically disadvantaged 

residents. 

 

Southwest Florida Regional Planning Council Strategic Regional Policy Plan (SRPP) 

The proposed amendment can contribute to or further the following Goals and related Strategies of the SRPP: 

Economic Element 

Goal: 1 

Strategy: Maintain the physical infrastructure to meet growth demands 

Strategy: Ensure the adequacy of lands for commercial and industrial centers, with suitable services provided. 
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Natural Resources Element 

Goal 3: The Florida Department of Environmental Protection, Water Management Districts, and local governments 

must have programs based on scientific modeling to protect surface water, potable wells, wellfields and 

contributing areas from contamination. 

 

Livable Communities - Natural Resources  

Goal 2: Livable communities designed to improve quality of life and to provide for the sustainability of our natural 

resources.  

Strategy: Promote through the Council’s review roles community design and development principles that protect 

the Region’s natural resources and provide for an improved quality of life … support implementation where 

possible development concepts put forth by Cross Streets, Low Impact Design, Fit-Friendly Southwest Florida, 

Climate Prosperity, Food Systems Planning, and other initiatives consistent with the mission of the SWFRPC. 

 

Livable Communities - Affordable Housing  

Goal 4: Southwest Florida will develop (or redevelop) communities that are livable and offer residents a wide 

range of housing and employment opportunities.  

Strategy: Development livable, integrated communities that offer residents a high quality of life.   

 

Livable Communities - Transportation  

Goal 5: Livable communities designed to affect behavior, improve quality of life and responsive to community 

needs.  

Strategy: Promote through the Council’s review function a good environment for driving, walking, bicycling, and 

public transit using a highly connected network of public streets, green space, and community centers. 

 







































































































































































IMPERIAL DISTRICT 

LEGAL DESCRIPTION 

A PARCEL OF LAND LYING WITHIN SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, 

FLORIDA AND SECTION 18, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA, BEING 

MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGINNING AT THE SOUTHEAST CORNER OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE 

COUNTY, FLORIDA; THENCE RUN S89°05'07"W ALONG THE SOUTH LINE OF SAID SECTION 19 FOR A 

DISTANCE OF 1848.51 FEET TO AN INTERSECTION WITH THE EAST LINE OF CITRUS PARK AS 

DESCRIBED IN INSTRUMENT No. 2019000138281 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; 

THENCE LEAVING SAID SOUTH LINE RUN N00°53'18"W ALONG SAID EAST LINE FOR A DISTANCE OF 

2325.77 FEET TO A POINT OF CURVATURE; THENCE RUN 165.78 FEET ALONG THE ARC OF A CURVE 

CONCAVE TO THE SOUTHWEST HAVING A RADIUS OF 150.00 FEET, A CENTRAL ANGLE OF 63°19'24", A 

CHORD DISTANCE OF 157.47 FEET AND A CHORD BEARING OF N32°33'00"W TO A POINT OF TANGENCY; 

THENCE RUN N64°12'42"W FOR A DISTANCE OF 187.10 FEET TO A POINT OF CURVATURE; THENCE RUN 

126.76 FEET ALONG THE ARC OF A CURVE CONCAVE TO THE NORTHEAST HAVING A RADIUS OF 114.97 

FEET, A CENTRAL ANGLE OF 63°10'20", A CHORD DISTANCE OF 120.44 FEET AND A CHORD BEARING OF 

N32°37'32"W TO A POINT ON A NON-TANGENTIAL LINE; THENCE RUN N01°06'05"W FOR A DISTANCE OF 

2647.03 FEET TO THE NORTHEAST CORNER OF SAID CITRUS PARK AND THE SOUTHEAST CORNER OF 

BELL VILLA AS DESCRIBED IN OFFICIAL RECORDS BOOK 1469, PAGE 1143 THROUGH 1152 OF SAID 

PUBLIC RECORDS; THENCE RUN N00°55'23"W ALONG THE EAST LINE OF SAID BELL VILLA FOR A 

DISTANCE OF 2666.53 FEET TO THE NORTHEAST CORNER OF SAID BELL VILLA; THENCE RUN 

S89°01'22"W ALONG THE NORTH LINE OF SAID BELL VILLA FOR A DISTANCE OF 521.18 FEET TO AN 

INTERSECTION WITH THE EAST LINE OF THOSE LANDS AS DESCRIBED IN INSTRUMENT No. 

2018000249003; THENCE RUN N00°55'23"W ALONG THE SAID EAST LINE FOR A DISTANCE OF 2645.54 FEET 

TO AN INTERSECTION WITH THE NORTH LINE OF THE NORTHEAST QUARTER OF SAID SECTION 18; 

THENCE RUN N88°27'27"E ALONG SAID NORTH LINE FOR A DISTANCE OF 2220.46 FEET TO THE 

NORTHEAST CORNER OF SAID SECTION 18; THENCE RUN S04°37'54"E ALONG THE EAST LINE OF SAID 

SECTION 18 AND THE WEST LINE OF AN AGREED BOUNDARY LINE AS RECORDED IN OFFICIAL 

RECORDS BOOK 2061, PAGES 3139 AND 3140 OF SAID PUBLIC RECORDS FOR A DISTANCE OF 2663.68 

FEET TO THE EAST QUARTER CORNER OF SAID SECTION 18; THENCE RUN S04°37'21"E FOR A DISTANCE 

OF 1348.31 FEET; THENCE RUN N89°01'22"E FOR A DISTANCE OF 191.67 FEET TO AN INTERSECTION WITH 

THE EAST LINE OF AN AGREED BOUNDARY LINE AS DESCRIBED IN OFFICIAL RECORDS BOOK 2061, 

PAGES 3137 AND 3138 OF SAID PUBLIC RECORDS; THENCE RUN S01°03'47"E ALONG SAID EAST LINE FOR 

A DISTANCE OF 1340.84 FEET; THENCE LEAVING SAID EAST LINE RUN S89°18'30"W FOR A DISTANCE OF 

2078.42 FEET; THENCE RUN S01°06'05"E FOR A DISTANCE OF 2646.89 FEET; THENCE RUN N89°10'29"E FOR 

A DISTANCE OF 288.20 FEET; THENCE RUN S00°53'18"E FOR A DISTANCE OF 1334.40 FEET; THENCE RUN 

N89°05'53"E FOR A DISTANCE OF 1794.01 FEET TO THE EAST LINE OF SAID AGREED BOUNDARY LINE; 

THENCE RUN S01°05'07"E ALONG SAID EAST LINE FOR A DISTANCE OF 1311.01 FEET TO THE 

SOUTHEAST CORNER OF SAID SECTION 19 AND THE POINT OF BEGINNING;  

SAID PARCEL CONTAINING 14,295,367.95 SQUARE FEET OR 328.18 ACRES, MORE OR LESS. 

BEARINGS SHOWN HEREON REFER TO AN ASSUMED BEARING OF N 01°05'07" W ALONG THE EASTERLY 

LINE OF THE SOUTHEAST 1/4 OF SECTION 19, TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, 

FLORIDA. 

THIS PROPERTY IS SUBJECT TO RESERVATIONS OR RESTRICTIONS OF RECORD. 



IMPERIAL DISTRICT/SAPHIRA 

WETLAND NO. 1 

LEGAL DESCRIPTION 

 

A PARCEL OF LAND LYING IN THE SOUTHEAST QUARTER OF SECTION 18, 

TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA, BEING MORE 

PARTICULARLY DESCRIBED AS FOLLOWS: 

 

COMMENCING AT THE EAST QUARTER CORNER OF SAID SECTION 18 SAID POINT 

BEING A FOUND 4"X4" CONCRETE MONUMENT WITH ALUMINUM DISK STAMPED 

LB 4919 1/4 COR. AS PER CERTIFIED SECTION CORNER RECORD DOCUMENT NO. 

0099792 RECORDED JUNE 15, 2010 RUN S04°37'21"E ALONG THE EAST LINE OF SAID 

SOUTHEAST QUARTER FOR A DISTANCE OF 213.64 FEET TO THE POINT OF 

BEGINNING; THENCE CONTINUE S04°37'21"E ALONG SAID EAST LINE FOR A 

DISTANCE OF 414.16 FEET; THENCE LEAVING SAID EAST LINE RUN N77°22'35"W 

FOR A DISTANCE OF 5.87 FEET; THENCE RUN S68°35'42"W FOR A DISTANCE OF 

19.95 FEET; THENCE RUN N71°58'04"W FOR A DISTANCE OF 26.91 FEET; THENCE 

RUN S86°57'53"W FOR A DISTANCE OF 32.64 FEET; THENCE RUN N81°52'26"W FOR A 

DISTANCE OF 35.83 FEET; THENCE RUN S73°48'19"W FOR A DISTANCE OF 30.47 

FEET; THENCE RUN S88°33'54"W FOR A DISTANCE OF 36.53 FEET; THENCE RUN 

N68°30'52"W FOR A DISTANCE OF 21.98 FEET; THENCE RUN N54°24'26"W FOR A 

DISTANCE OF 25.09 FEET; THENCE RUN N62°01'46"W FOR A DISTANCE OF 52.50 

FEET; THENCE RUN N50°56'48"W FOR A DISTANCE OF 9.49 FEET; THENCE RUN 

N29°44'24"W FOR A DISTANCE OF 22.50 FEET; THENCE RUN N03°21'06"E FOR A 

DISTANCE OF 42.36 FEET; THENCE RUN N13°01'09"W FOR A DISTANCE OF 34.58 

FEET; THENCE RUN N12°29'08"W FOR A DISTANCE OF 48.97 FEET; THENCE RUN 

N09°49'50"W FOR A DISTANCE OF 27.00 FEET; THENCE RUN N20°30'26"E FOR A 

DISTANCE OF 30.16 FEET; THENCE RUN N35°31'09"W FOR A DISTANCE OF 21.47 

FEET; THENCE RUN N13°23'40"E FOR A DISTANCE OF 26.10 FEET; THENCE RUN 

N02°13'54"W FOR A DISTANCE OF 33.90 FEET; THENCE RUN N17°50'58"E FOR A 

DISTANCE OF 38.25 FEET; THENCE RUN N63°05'11"E FOR A DISTANCE OF 28.55 

FEET; THENCE RUN N26°56'36"E FOR A DISTANCE OF 18.82 FEET; THENCE RUN 

N64°27'35"E FOR A DISTANCE OF 32.70 FEET; THENCE RUN N76°12'35"E FOR A 

DISTANCE OF 23.15 FEET; THENCE RUN N86°47'34"E FOR A DISTANCE OF 24.17 

FEET; THENCE RUN N85°33'28"E FOR A DISTANCE OF 34.86 FEET; THENCE RUN 

S87°43'16"E FOR A DISTANCE OF 26.14 FEET; THENCE RUN N88°37'53"E FOR A 

DISTANCE OF 22.30 FEET; THENCE RUN N76°36'30"E FOR A DISTANCE OF 35.18 

FEET; THENCE RUN S55°44'17"E FOR A DISTANCE OF 15.64 FEET; THENCE RUN 

S89°23'12"E FOR A DISTANCE OF 21.66 FEET TO THE POINT OF BEGINNING. 

 

SAID PARCEL OF LAND CONTAINING 111,667.14 SQUARE FEET OR 2.564 ACRES 

MORE OR LESS. 
 



IMPERIAL DISTRICT/SAPHIRA 

WETLAND NO. 2 

LEGAL DESCRIPTION 

 

A PARCEL OF LAND LYING IN THE SOUTHEAST QUARTER OF SECTION 18, 

TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA, BEING MORE 

PARTICULARLY DESCRIBED AS FOLLOWS: 

 

COMMENCING AT THE EAST QUARTER CORNER OF SAID SECTION 18 SAID POINT 

BEING A FOUND 4"X4" CONCRETE MONUMENT WITH ALUMINUM DISK STAMPED 

LB 4919 1/4 COR. AS PER CERTIFIED SECTION CORNER RECORD DOCUMENT NO. 

0099792 RECORDED JUNE 15, 2010 RUN S04°37'21"E ALONG THE EAST LINE OF SAID 

SOUTHEAST QUARTER FOR A DISTANCE OF 736.66 FEET TO THE POINT OF 

BEGINNING; THENCE CONTINUE S04°37'21"E ALONG SAID EAST LINE FOR A 

DISTANCE OF 101.07 FEET; THENCE LEAVING SAID EAST LINE RUN N70°18'50"W FOR 

A DISTANCE OF 33.01 FEET; THENCE RUN S85°14'20"W FOR A DISTANCE OF 25.13 

FEET; THENCE RUN S77°24'14"W FOR A DISTANCE OF 15.49 FEET; THENCE RUN 

N55°00'22"W FOR A DISTANCE OF 25.39 FEET; THENCE RUN S88°32'17"W FOR A 

DISTANCE OF 25.30 FEET; THENCE RUN N11°19'34"W FOR A DISTANCE OF 13.47 FEET; 

THENCE RUN N18°30'56"E FOR A DISTANCE OF 21.40 FEET; THENCE RUN N29°16'25"E 

FOR A DISTANCE OF 33.50 FEET; THENCE RUN N16°39'06"E FOR A DISTANCE OF 24.09 

FEET; THENCE RUN N45°14'30"E FOR A DISTANCE OF 28.32 FEET; THENCE RUN 

S63°10'19"E FOR A DISTANCE OF 38.70 FEET; THENCE RUN S55°08'04"E FOR A 

DISTANCE OF 17.87 FEET; THENCE RUN N75°59'31"E FOR A DISTANCE OF 12.82 FEET 

TO THE POINT OF BEGINNING. 

 

SAID PARCEL OF LAND CONTAINING 10,167.74 SQUARE FEET OR 0.233 ACRES MORE 

OR LESS. 
 



IMPERIAL DISTRICT/SAPHIRA 

WETLAND NO. 3 

LEGAL DESCRIPTION 

 

A PARCEL OF LAND LYING IN THE SOUTHEAST QUARTER OF SECTION 18, 

TOWNSHIP 47 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA, BEING MORE 

PARTICULARLY DESCRIBED AS FOLLOWS: 

 

COMMENCING AT THE EAST QUARTER CORNER OF SAID SECTION 18 SAID POINT 

BEING A FOUND 4"X4" CONCRETE MONUMENT WITH ALUMINUM DISK STAMPED 

LB 4919 1/4 COR. AS PER CERTIFIED SECTION CORNER RECORD DOCUMENT NO. 

0099792 RECORDED JUNE 15, 2010 RUN S04°37'21"E ALONG THE EAST LINE OF SAID 

SOUTHEAST QUARTER FOR A DISTANCE OF 1075.32 FEET TO THE POINT OF 

BEGINNING; THENCE CONTINUE S04°37'21"E ALONG SAID EAST LINE FOR A 

DISTANCE OF 20.15 FEET; THENCE LEAVING SAID EAST LINE RUN S48°44'19"W FOR 

A DISTANCE OF 9.96 FEET; THENCE RUN S10°09'17"E FOR A DISTANCE OF 10.87 FEET; 

THENCE RUN S15°27'34"W FOR A DISTANCE OF 9.59 FEET; THENCE RUN S47°40'46"W 

FOR A DISTANCE OF 17.63 FEET; THENCE RUN S57°26'29"W FOR A DISTANCE OF 18.16 

FEET; THENCE RUN S40°26'47"W FOR A DISTANCE OF 11.99 FEET; THENCE RUN 

N69°00'17"W FOR A DISTANCE OF 19.28 FEET; THENCE RUN N76°36'08"W FOR A 

DISTANCE OF 14.67 FEET; THENCE RUN N46°40'00"W FOR A DISTANCE OF 15.73 FEET; 

THENCE RUN N39°02'15"E FOR A DISTANCE OF 28.07 FEET; THENCE RUN N26°36'01"E 

FOR A DISTANCE OF 25.90 FEET; THENCE RUN N38°56'04"E FOR A DISTANCE OF 24.58 

FEET; THENCE RUN S83°50'41"E FOR A DISTANCE OF 25.67 FEET; THENCE RUN 

S59°41'49"E FOR A DISTANCE OF 13.01 FEET; THENCE RUN N72°54'36"E FOR A 

DISTANCE OF 5.10 FEET TO THE POINT OF BEGINNING. 

 

SAID PARCEL OF LAND CONTAINING 4,529.76 SQUARE FEET OR 0.104 ACRES MORE 

OR LESS. 
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Imperial District 

Analysis of Policies 1.1.7 and 1.1.21  

Policy 1.7.1: In order to best protect ground water resources, by year-end 2004, the City shall have completed a 

study to identify the types and intensity of uses that should be allowed within the DRGR area, and to determine 

the most effective and appropriate techniques to ensure the maintenance of adequate quantity and quality of 

surface and groundwater resources. The study shall include, but shall not be limited to, evaluation of the following 

factors in the study area:  

 

a. Subsurface and surface water resources. 

b. Existing uses and those having received approval prior to the adoption of the City's Comprehensive Plan.  

c. Soils, wetlands, habitats and species and their quantity and quality. 

d. The Imperial River and its historical and present floodways and flow ways. 

e. Drainage and stormwater patterns and flooding. 

f. The long term water and wastewater supply and disposal needs and plans of Bonita Springs Utilities.  

g. Resource protection measures applicable and contained in the City's Comprehensive Plan and land 

development regulations.  

h. Allowable uses and their density and intensity. 

i. Existing and planned infrastructure in and affecting the area. 

j. SFWMD and County ownership in and projects affecting the area. 

k. Potential positive or negative effects of possible new land uses on the resource base(s) and new or 

amended best environmental management practices needed by the City to further its control.  

 

Response:   As describe in the Comprehensive Plan Consistency Analysis, multiple planning studies have 

been conducted for the DRGR.  The Rawl, Delisi, and Barraco reports all conclude that current density 

limitations are too restrictive.  They recommend allowing appropriate development opportunities and 

implementing best management practices associated with water resource management and protection 

coupled with sustainable community design and green building practices.  

The City also established a Citizens Water Strategy Task Force that evaluated land use issues within the 

DRGR and made a final recommendation to the City in December 2014.  

 

The Imperial District is being proposed in recognition that low-density residential and complementary 

neighborhood commercial development is appropriate for this area and that a thoughtful and carefully 

planned community can be compatible with surrounding land uses and can contribute to the City’s water 

resource improvements and initiatives. 



 

Imperial District  

Comprehensive Plan Amendment  
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Further, this Comprehensive Plan Amendment is being requested to assign an appropriate Future Land 

Use category to a property that has been bermed, diked, cleared and severely impacted by agricultural 

uses prior to incorporation of the City and adoption of its Comprehensive Plan; is surrounded by existing 

and proposed development; and is devoid of environmentally sensitive habitat except for a small 4.08-

acre wetland that will be restored, preserved and incorporated in the project design.  

The Imperial District also recognizes the subject property’s strategic location proximate to large 

conservation areas and its ability to implement and further the City’s long-term goals of protecting 

groundwater and improving surface water management in eastern Bonita.   

The Imperial District incorporates applicable recommendations of the Task Force to ensure protection and 

enhancement of water resources. The Imperial District establishes a framework to allow development at 

an appropriate scale while protecting the quantity and quality of surface and groundwater resources. 

Consistency with the Water Strategy Task Force recommendations is analyzed in detail as part of the 

Comprehensive Plan Consistency Analysis. As discussed in that document, subsurface and surface water 

resources will be improved and enhanced by future development in the Imperial District.  The district 

contains multiple conditions that require water quantity and water quality measures and best 

management practices as part of future development.  Planning condition #1 requires an Enhanced Lake 

Management Plan, a Hydrological Restoration Plan, and an Indigenous Management Plan. Planning 

condition #3 requires Florida-friendly landscaping and low irrigation requirements.  Planning conditions 

#4 & #5 require enhanced water quality standards.  Planning condition #6 requires connection to public 

utilities and #7 addresses the protection existing and proposed water wells.  Planning condition #8 

promotes low impact roadway design, linear filter marsh retention elements and other “green” roadway 

design features. Condition #10 requires the delivery of a regional water-quality and drainage 

conveyance/restoration area.   

 

The finalized development project will provide created wetland habitat, including foraging habitat for 

listed wading birds. The subject property is adjacent to BSU’s operational facility and will not adversely 

affect the long-term water and wastewater supply and disposal needs of the utility. The project represents 

infill development and is surrounded by existing or future development to the east, south and west. The 

project will have access to potable water and sanitary sewer. The development will have positive effects 

on water resources; will comply with best environmental management practices as recommended by the 

City and by the SFWMD; and will improve surface and subsurface water quality.  

 

Policy 1.1.21 Density Reduction Groundwater Resource (DRGR) – Intended to recognize geographic areas that 

provide significant recharge to aquifer systems associated with existing potable water wellfields or future wellfield 

development. Land uses in these areas must be compatible with maintaining surface and groundwater levels at 
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their historic levels. Allowable land uses are limited to conservation uses; agriculture; residential uses at a 

maximum density of one dwelling unit per 10 gross acres; public uses; non-profit recreational uses and essential 

services needed for health safety and general welfare of the community such as lift stations, utility lines, equipment 

and appurtenances necessary for such systems to furnish adequate levels of service.  

 

Response:   The numerous DRGR studies and comprehensive plan policies such as FLUE Policy 1.7.1 

recognize that existing uses and densities within the DRGR are inconsistent with Policy 1.1.21 and that 

this policy should be revised to allow appropriate uses at an appropriate scale and incorporate appropriate 

measures to safeguard surface and subsurface water resources. 

 

The proposed Imperial District will help the City comply with its own comprehensive plan policies by 

bringing a balanced approach to land formerly designated as DRGR.  The proposed Imperial District allows 

for development at lower densities and intensities while also being true to Policy 1.1.21 by protecting 

and/or enhancing wellfields, groundwater, and surface water resources.  

 

Appropriate forms of development and appropriate water resource and environmental protection 

measures are required within the Imperial District FLU category and implementation will be ensured via 

the mandated Planned Development review and approval process.  A detailed analysis of how the 

proposed amendment is consistent with the comprehensive plan and the Water Strategy Task Force 

recommendation is presented within the Comprehensive Plan Consistency narrative.   

 

In summary, given the fact that the property has been bermed, diked, cleared and severely impacted by 

agricultural uses prior to incorporation of the City and adoption of its Comprehensive Plan; is surrounded 

by existing and proposed development; and is devoid of environmentally sensitive habitat except for a 

small 4.08-acre wetland that will be restored, preserved and incorporated into a restored and created 

regional drainage conveyance/restoration area support our conclusion that the proposed project will 

improve existing conditions and provide water resource and environmental benefits. 
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Imperial District 

Analysis of Policies 1.1.7 and 1.1.21  

Policy 1.7.1: In order to best protect ground water resources, by year-end 2004, the City shall have completed a 

study to identify the types and intensity of uses that should be allowed within the DRGR area, and to determine 

the most effective and appropriate techniques to ensure the maintenance of adequate quantity and quality of 

surface and groundwater resources. The study shall include, but shall not be limited to, evaluation of the following 

factors in the study area:  

 

a. Subsurface and surface water resources. 

b. Existing uses and those having received approval prior to the adoption of the City's Comprehensive Plan.  

c. Soils, wetlands, habitats and species and their quantity and quality. 

d. The Imperial River and its historical and present floodways and flow ways. 

e. Drainage and stormwater patterns and flooding. 

f. The long term water and wastewater supply and disposal needs and plans of Bonita Springs Utilities.  

g. Resource protection measures applicable and contained in the City's Comprehensive Plan and land 

development regulations.  

h. Allowable uses and their density and intensity. 

i. Existing and planned infrastructure in and affecting the area. 

j. SFWMD and County ownership in and projects affecting the area. 

k. Potential positive or negative effects of possible new land uses on the resource base(s) and new or 

amended best environmental management practices needed by the City to further its control.  

 

Response:   As describe in the Comprehensive Plan Consistency Analysis, multiple planning studies have 

been conducted for the DRGR.  The Rawl, Delisi, and Barraco reports all conclude that current density 

limitations are too restrictive.  They recommend allowing appropriate development opportunities and 

implementing best management practices associated with water resource management and protection 

coupled with sustainable community design and green building practices.  

The City also established a Citizens Water Strategy Task Force that evaluated land use issues within the 

DRGR and made a final recommendation to the City in December 2014.  

 

The Imperial District is being proposed in recognition that low-density residential and complementary 

neighborhood commercial development is appropriate for this area and that a thoughtful and carefully 

planned community can be compatible with surrounding land uses and can contribute to the City’s water 

resource improvements and initiatives. 
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Further, this Comprehensive Plan Amendment is being requested to assign an appropriate Future Land 

Use category to a property that has been bermed, diked, cleared and severely impacted by agricultural 

uses prior to incorporation of the City and adoption of its Comprehensive Plan; is surrounded by existing 

and proposed development; and is devoid of environmentally sensitive habitat except for a small 4.08-

acre wetland that will be restored, preserved and incorporated in the project design.  

The Imperial District also recognizes the subject property’s strategic location proximate to large 

conservation areas and its ability to implement and further the City’s long-term goals of protecting 

groundwater and improving surface water management in eastern Bonita.   

The Imperial District incorporates applicable recommendations of the Task Force to ensure protection and 

enhancement of water resources. The Imperial District establishes a framework to allow development at 

an appropriate scale while protecting the quantity and quality of surface and groundwater resources. 

Consistency with the Water Strategy Task Force recommendations is analyzed in detail as part of the 

Comprehensive Plan Consistency Analysis. As discussed in that document, subsurface and surface water 

resources will be improved and enhanced by future development in the Imperial District.  The district 

contains multiple conditions that require water quantity and water quality measures and best 

management practices as part of future development.  Planning condition #1 requires an Enhanced Lake 

Management Plan, a Hydrological Restoration Plan, and an Indigenous Management Plan. Planning 

condition #3 requires Florida-friendly landscaping and low irrigation requirements.  Planning conditions 

#4 & #5 require enhanced water quality standards.  Planning condition #6 requires connection to public 

utilities and #7 addresses the protection existing and proposed water wells.  Planning condition #8 

promotes low impact roadway design, linear filter marsh retention elements and other “green” roadway 

design features. Condition #10 requires the delivery of a regional water-quality and drainage 

conveyance/restoration area flow-way.   

 

The finalized development project will provide created wetland habitat, including foraging habitat for 

listed wading birds. The subject property is adjacent to BSU’s operational facility and will not adversely 

affect the long-term water and wastewater supply and disposal needs of the utility. The project represents 

infill development and is surrounded by existing or future development to the east, south and west. The 

project will have access to potable water and sanitary sewer. The development will have positive effects 

on water resources; will comply with best environmental management practices as recommended by the 

City and by the SFWMD; and will improve surface and subsurface water quality.  

 

Policy 1.1.21 Density Reduction Groundwater Resource (DRGR) – Intended to recognize geographic areas that 

provide significant recharge to aquifer systems associated with existing potable water wellfields or future wellfield 

development. Land uses in these areas must be compatible with maintaining surface and groundwater levels at 
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their historic levels. Allowable land uses are limited to conservation uses; agriculture; residential uses at a 

maximum density of one dwelling unit per 10 gross acres; public uses; non-profit recreational uses and essential 

services needed for health safety and general welfare of the community such as lift stations, utility lines, equipment 

and appurtenances necessary for such systems to furnish adequate levels of service.  

 

Response:   The numerous DRGR studies and comprehensive plan policies such as FLUE Policy 1.7.1 

recognize that existing uses and densities within the DRGR are inconsistent with Policy 1.1.21 and that 

this policy should be revised to allow appropriate uses at an appropriate scale and incorporate appropriate 

measures to safeguard surface and subsurface water resources. 

 

The proposed Imperial District will help the City comply with its own comprehensive plan policies by 

bringing a balanced approach to land formerly designated as DRGR.  The proposed Imperial District allows 

for development at lower densities and intensities while also being true to Policy 1.1.21 by protecting 

and/or enhancing wellfields, groundwater, and surface water resources.  

 

Appropriate forms of development and appropriate water resource and environmental protection 

measures are required within the Imperial District FLU category and implementation will be ensured via 

the mandated Planned Development review and approval process.  A detailed analysis of how the 

proposed amendment is consistent with the comprehensive plan and the Water Strategy Task Force 

recommendation is presented within the Comprehensive Plan Consistency narrative.   

 

In summary, given the fact that the property has been bermed, diked, cleared and severely impacted by 

agricultural uses prior to incorporation of the City and adoption of its Comprehensive Plan; is surrounded 

by existing and proposed development; and is devoid of environmentally sensitive habitat except for a 

small 4.08-acre wetland that will be restored, preserved and incorporated into a restored and created 

regional flow-waydrainage conveyance/restoration area support our conclusion that the proposed project 

will improve existing conditions and provide water resource and environmental benefits. 
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Imperial District 

Surface Water Management/Drainage Report 

Background:  

The subject property consists of approximately 328 acres and is located in Lee County, Florida, Sections 18 and 

19, Township 47 South, Range 26 East, more specifically east of Interstate 75 (I-75) approximately 1.3 miles north 

of the intersection of E. Terry St. and Bonita Grande Dr.  According to USGS topographic maps pre- 1958, the 

subject property was undeveloped/vacant and largely within a woodland and marsh/swamp flow-way area that 

drained to Spring/Rosemary/Leitner Creeks, which eventually made their way to the Imperial River. In the 1970s, 

the property was used for agricultural purposes and impacted by perimeter berming that sectioned the parcel off 

from the existing flow-way. In the 1980s, residential development was introduced in the area, but the subject 

property remained mainly agricultural and open pasture.  Citrus Park Mobile Home Park and Bell Villa border the 

property to the west, Larry Kiker Preserve (Edison Farms) to the north, Bonita Grande Mine to the east, and 

agricultural and essential services to the south. 

The subject property is within the Citrus Park stormwater management system (See Exhibit - Page 2). From a 

regional view, the site is within the Imperial River watershed and is bordered by the Estero River watershed to the 

north. The Citrus Park stormwater management system discharges via pumps into the ditch along the east side of 

Wellfield Road. The discharge ditch flows south towards and ultimately across I-75 to Leitner Creek and eventually 

reaches the Imperial River downstream.  

Existing Conditions:  

The subject property consists mainly of agricultural lands and open pastures for livestock grazing. The current 

surface hydrology for the pastures and agricultural lands consists of open channels and furrows that interconnect 

with the Citrus Park master drainage system, which consists of a 2 square mile (1,280 acre) closed and pumped 

system. The system has been under a South Florida Water Management (SFWMD) permit since the 1980s (Permit 

No. 36-00093-S). Citrus Park was permitted to be a multiphase development and over the years the various phases 

within Citrus park have received SFWMD Permits under modifications to the original Permit. Citrus Park utilizes 

open swales, lakes, and internal canals in its stormwater management system for attenuation and treatment. The 

system discharges offsite via three pumps located on the western basin boundary. The three pumps discharge 

within the allowable discharge rate per Permit No. 36-00093-S, which were determined using pre-development 

runoff criteria. The Citrus Park development has a perimeter berm that prohibits offsite flows by capturing all 

storm runoff onsite for treatment and attenuation before offsite discharge.  
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The property is located within Zone X (area determined to be outside the 0.2% annual chance floodplain) per the 

Federal Emergency Management Agency (F.E.M.A) Flood Insurance Rate Map (F.I.R.M.), Map number 

12071C0676F, dated 8/28/2008.  The proposed surface water management design for the site’s drainage 

restoration will be in accordance with the proposed Imperial District and existing SFWMD/local regulations 

ensuring no residential structures are subject to flooding in a 100-year storm event. 

Proposed Surface Water Management System: 

The proposed enhanced surface water management system will incorporate dry detention areas and an 

interconnected lake system to ultimately improve the subject property’s stormwater runoff.  The system will be 

bermed off from the rest of the Citrus Park and surrounding developments. Using berms, this closed system within 

the overall Citrus Park stormwater management system will allow for the capture of stormwater runoff for 

treatment and attenuation before offsite discharge, thus eliminating adverse impacts downstream.  Internally the 

system will utilize a treatment train approach that will incorporate multiple required best management practices 

(BMPs) to ensure maximum potential treatment of stormwater. The proposed system will utilize native landscape 

plantings and stormwater recycling as site design source controls. The stormwater recycling will use lakes for 

irrigation within the system.  Stormwater conveyance and pretreatment BMPs will also be used in the proposed 

system; sediment trap structures and dry detention areas will be used throughout the storm water management 

system to collect runoff and provide pre-treatment upstream of the primary lake system. Internally the lakes, 

which will serve as the primary treatment system, will incorporate stormwater management system design 

enhancement BMPs with the use of littoral zones providing additional water quality before off-site discharge. 
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Historically, the surface hydrology for the subject 

property sheet flows into internal conveyance 

ditches or agriculture furrows eventually reaching 

the discharge points of the Citrus Park system.  The 

proposed project will continue to discharge into the 

Citrus Park stormwater management system via the 

existing conveyance canals to the west of the subject 

parcel.  In providing attenuation and treatment for 

the subject parcel, it is anticipated that the proposed 

system will reduce stress on the Citrus Park system 

during storm events. The Citrus Park stormwater 

management system, which includes the subject 

property, was originally permitted for high density 

mobile homes (742 units), a travel trailer park (928 

units), and residential homes (512 units) for a total of 2,182 units within the entire 1,280 acre development area.  

To date, only approximately 1,600 units have been constructed. The surface water management system for the 

subject property is designed to address a less dense future development than what was historically anticipated 

for the overall Citrus Park system.  Rather than expansive areas of impervious surfaces as planned under the Citrus 

Park system, the proposed system for the subject property will provide additional open space, greenways, lakes, 

restored wetlands, and integrated BMPs to more effectively manage the surface water runoff.  

No adverse impacts are expected downstream of the Citrus Park stormwater management system. The Citrus Park 

stormwater management system will continue to operate under the same discharge rates as permitted under 

SFWMD Permit No. 36-00093-S. 

Enhanced/Exceeded Standards: 

Overall, the proposed system’s goal is to improve and exceed current standards for stormwater management. 

Two factors that are analyzed are water quantity and quality. From a pre-development/post-development 

analysis, the system will introduce a larger water management area that will provide additional attenuation and 

treatment than that previously permitted under the Citrus Park water management system. Original Permit No. 

36-00093-S identified 175 acres of surface water management area (13.7% of the 1,280-acre development area).  

The proposed system within the subject property will be utilizing approximately 89 acres of lake and future 

drainage conveyance/restoration area (27% of the 328-acre property).  This additional water management area 

will provide the treatment for the future development and will also improve the treatment for the developed 

portion of Citrus Park. It is with dry-detention areas and interconnected lakes that the development can enhance 

attenuation and reduce discharge rates, thus helping to improve the overall performance of the Citrus Park 

system. 
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Utilizing the proposed design 

source controls, storm 

conveyance and pretreatment, 

and stormwater management 

system design enhancements will 

create the treatment train system 

providing treatment not just for 

the subject property’s water 

management system, but to the 

overall Citrus Park stormwater 

management system. Current 

surface hydrology carries 

nutrients from the pastures and 

agricultural lands into the overall 

Citrus Park for treatment before 

releasing into Leitner Creek. 

Reductions in nutrients such as 

total phosphorus and total nitrogen can be expected when utilizing the treatment train method proposed for this 

system. The decrease in nutrient loading generated by the subject project will allow for further treatment of 

current nutrient loads generated by the developed portion of Citrus Park.   

To ensure consistency with the proposed Imperial 

District policy and to address enhanced regional flows 

and flood prevention, a proposed 150 foot wide future 

drainage conveyance/restoration area will be provided 

by the developer and dedicated to the City of Bonita 

Springs for continued operation and maintenance. This 

future drainage conveyance/restoration area will be 

located along the eastern and southern property line of 

the subject property and will flow north to south. This 

future drainage conveyance/restoration area will not 

be connected to the subject property’s system or Citrus 

Park stormwater management system, nor will it serve 

as a discharge point for the development. This 

proposed conveyance system will be designed using best management practices to provide a series of filter 

marshes and restored wetlands with native vegetation that will provide numerous benefits, such as additional 

water quality, attenuation, and system recharge for groundwater. Ultimately the goal of the future drainage 
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conveyance/restoration area is to provide the ability to accept future offsite connection flows, helping to restore 

the regional historic basin storage and flow-ways downstream.  It can serve as a critical component for future city 

and regional stormwater improvement projects that will benefit the community at large.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Future Drainage Conveyance/Restoration Area 
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Bonita Plan Consistency with BMP Objective 9.3 

Overall, the proposed surface water management system is designed to improve the freshwater quality of the 

Imperial River, which is consistent with the City of Bonita Springs’ Comprehensive Plan Objective 9.3. It is 

important to reiterate that the designed system will look to enhance and exceed water quality and quantity 

utilizing pre-development/post-development criteria. The following select BMPs, as required to be implemented 

at time of development order and provided under Policy 9.3.1. – Table V-1, will be utilized to facilitate the system’s 

design ensuring maximum potential stormwater treatment:  

BMP  Description  

Group A - Site Design Source Controls and BMPs  

2. Native Landscape 

Plantings  

 a. Projects with non-turf plantings consisting of at least fifty percent (50%) 

native species, of which fifty percent (50%) must be drought tolerant, shall 

receive credit for one (1) BMP. Native species are defined in Nelson, Gil. Florida's 

Best Native Landscape Plants: 200 Readily Available Species for Homeowners 

and Professionals , University Press of Florida, 2003  

 b. Projects with non-turf plantings consisting of at least seventy-five percent 

(75%) native species, of which seventy-five percent (75%) must be drought 

tolerant, shall receive credit for two (2) BMPs.  

3. Stormwater Recycling  

Projects which incorporate systems for storing stormwater runoff to be used for 

irrigation or other reuse shall receive credit for one (1) BMP. Reuse systems must 

be designed with surface water management systems that ensure no impacts to 

flood protection or water quality treatment. An operating entity meeting the 

requirements of Section 9.1, Basis of Review for Environmental Resource Permits 

within the South Florida Water Management District must be designated.  

Group B - Stormwater Conveyance and Pretreatment BMPs  

3. Sediment Trap Structures  

 a. Projects which incorporate the installation of baffle boxes, or equivalent 

proprietary designs, upstream of the primary detention/retention system, shall 

receive credit for one (1) BMP. Long-term operation plans must include 

mandatory manual or vacuum cleanout of accumulated sediments. An operating 

entity meeting the requirements of Section 9.1, Basis of Review for 

Environmental Resource Permits within the South Florida Water Management 
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District must be designated and a maintenance schedule must be established.  

A minimum of thirty-five percent (35%) of the proposed project drainage area 

must be designed to discharge through these facilities. Areas that do not 

discharge through these facilities must not be areas of high potential pollutant 

discharges, unless they have an alternate pretreatment BMP.  

 b. Projects where a total of seventy percent (70%) of the proposed project 

drainage area is designed to discharge through the above described baffle boxes 

or equivalent proprietary designs shall receive two (2) BMP credits.  

4. Dry Detention/Retention 

Pre-Treatment  

 a. Projects with dry detention/retention pre-treatment areas constructed 

upstream of primary detention/retention systems shall receive credit for one (1) 

BMP. A minimum additional one-half (½) inch detention/retention volume is 

required in addition to the detention/retention volume required in the primary 

detention/retention system. These areas are not subject to the twenty-five 

percent (25%) and fifty percent (50%) volume credits provided in Section 5.2.1 of 

the Basis of Review for Environmental Resource Applications within the South 

Florida Water Management District.  

A minimum of thirty-five (35%) of the proposed project drainage area must be 

designed to discharge through the dry detention/retention pretreatment areas. 

Portions of the project that do not discharge through dry detention/retention 

pretreatment areas must not be areas of high potential pollutant discharges, 

unless they have an alternate pretreatment BMP.  

 b. Projects where seventy percent (70%) of the proposed project drainage area 

is designed to discharge through the dry detention/retention pretreatment areas 

described above shall receive two (2) BMPs.  

Group C - Stormwater Management System Design Enhancement BMPs  

3. Littoral Berms/Settling 

Basins/Phyto-Zones within 

Detention Areas  

Projects with constructed basins within detention areas (lakes) below the control 

elevation that provide an area for discharges into the lake to disperse, allowing 

pollutants to settle out of the water column prior to overflowing an earthen or 

rock berm, into the remainder of the detention area shall receive credit for one 

(1) BMP. The earthen or rock berm must be located at or below the control 

elevation.  

A minimum of seventy percent (70%) of the proposed project drainage area must 

be designed to discharge through these facilities. Areas that do not discharge 
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through these facilities must not be areas of high potential pollutant discharges, 

unless there is an alternate pretreatment BMP.  

 

 

These practices will not only provide these benefits internal to the system but also cause a ripple effect 

downstream of the development of improving water quality and quantity. Thus, ensuring consistency with 

Objective 9.3 and Policy 9.3.1.  Consistent with Comprehensive Plan Policy 9.3.3, the water management system 

is within the South Florida Water Management District and will be designed to provide an “additional fifty (50) 

percent” of retention/detention water quality treatment area beyond what is mandated in Section 5.2.1(a) of the 

“Basis of Review for Environmental Resource Permits.” 

To reiterate, a primary goal of this project is to reduce impacts downstream on water quality and quantity. The 

future drainage conveyance/restoration area that will be dedicated to the City will play a crucial part in the City’s 

future regional surface water management infrastructure improvements. The future drainage 

conveyance/restoration area, specifically, will incorporate filter marshes that will provide an environmental 

benefit to the regional hydrology, habitat benefits for wading birds, and community benefits by providing trails 

and recreational walkways. This additional flow capacity for the region can be utilized in connection with future 

projects to further improve stormwater conditions for the City of Bonita Springs. 
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Imperial District 

Surface Water Management/Drainage Report 

Background:  

The subject property consists of approximately 328 acres and is located in Lee County, Florida, Sections 18 and 

19, Township 47 South, Range 26 East, more specifically east of Interstate 75 (I-75) approximately 1.3 miles north 

of the intersection of E. Terry St. and Bonita Grande Dr.  According to USGS topographic maps pre- 1958, the 

subject property was undeveloped/vacant and largely within a woodland and marsh/swamp flow-way area that 

drained to Spring/Rosemary/Leitner Creeks, which eventually made their way to the Imperial River. In the 1970s, 

the property was used for agricultural purposes and impacted by perimeter berming that sectioned the parcel off 

from the existing flow-way. In the 1980s, residential development was introduced in the area, but the subject 

property remained mainly agricultural and open pasture.  Citrus Park Mobile Home Park and Bell Villa border the 

property to the west, Larry Kiker Preserve (Edison Farms) to the north, Bonita Grande Mine to the east, and 

agricultural and essential services to the south. 

The subject property is within the Citrus Park stormwater management system (See Exhibit - Page 2). From a 

regional view, the site is within the Imperial River watershed and is bordered by the Estero River watershed to the 

north. The Citrus Park stormwater management system discharges via pumps into the ditch along the east side of 

Wellfield Road. The discharge ditch flows south towards and ultimately across I-75 to Leitner Creek and eventually 

reaches the Imperial River downstream.  

Existing Conditions:  

The subject property consists mainly of agricultural lands and open pastures for livestock grazing. The current 

surface hydrology for the pastures and agricultural lands consists of open channels and furrows that interconnect 

with the Citrus Park master drainage system, which consists of a 2 square mile (1,280 acre) closed and pumped 

system. The system has been under a South Florida Water Management (SFWMD) permit since the 1980s (Permit 

No. 36-00093-S). Citrus Park was permitted to be a multiphase development and over the years the various phases 

within Citrus park have received SFWMD Permits under modifications to the original Permit. Citrus Park utilizes 

open swales, lakes, and internal canals in its stormwater management system for attenuation and treatment. The 

system discharges offsite via three pumps located on the western basin boundary. The three pumps discharge 

within the allowable discharge rate per Permit No. 36-00093-S, which were determined using pre-development 

runoff criteria. The Citrus Park development has a perimeter berm that prohibits offsite flows by capturing all 

storm runoff onsite for treatment and attenuation before offsite discharge.  
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The property is located within Zone X (area determined to be outside the 0.2% annual chance floodplain) per the 

Federal Emergency Management Agency (F.E.M.A) Flood Insurance Rate Map (F.I.R.M.), Map number 

12071C0676F, dated 8/28/2008.  The proposed surface water management design for the site’s drainage 

restoration will be in accordance with the proposed Imperial District and existing SFWMD/local regulations 

ensuring no residential structures are subject to flooding in a 100-year storm event. 

Proposed Surface Water Management System: 

The proposed enhanced surface water management system will incorporate dry detention areas and an 

interconnected lake system to ultimately improve the subject property’s stormwater runoff.  The system will be 

bermed off from the rest of the Citrus Park and surrounding developments. Using berms, this closed system within 

the overall Citrus Park stormwater management system will allow for the capture of stormwater runoff for 

treatment and attenuation before offsite discharge, thus eliminating adverse impacts downstream.  Internally the 

system will utilize a treatment train approach that will incorporate multiple required best management practices 

(BMPs) to ensure maximum potential treatment of stormwater. The proposed system will utilize native landscape 

plantings and stormwater recycling as site design source controls. The stormwater recycling will use lakes for 

irrigation within the system.  Stormwater conveyance and pretreatment BMPs will also be used in the proposed 

system; sediment trap structures and dry detention areas will be used throughout the storm water management 

system to collect runoff and provide pre-treatment upstream of the primary lake system. Internally the lakes, 

which will serve as the primary treatment system, will incorporate stormwater management system design 

enhancement BMPs with the use of littoral zones providing additional water quality before off-site discharge. 
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Historically, the surface hydrology for the subject 

property sheet flows into internal conveyance 

ditches or agriculture furrows eventually reaching 

the discharge points of the Citrus Park system.  The 

proposed project will continue to discharge into the 

Citrus Park stormwater management system via the 

existing conveyance canals to the west of the subject 

parcel.  In providing attenuation and treatment for 

the subject parcel, it is anticipated that the proposed 

system will reduce stress on the Citrus Park system 

during storm events. The Citrus Park stormwater 

management system, which includes the subject 

property, was originally permitted for high density 

mobile homes (742 units), a travel trailer park (928 

units), and residential homes (512 units) for a total of 2,182 units within the entire 1,280 acre development area.  

To date, only approximately 1,600 units have been constructed. The surface water management system for the 

subject property is designed to address a less dense future development than what was historically anticipated 

for the overall Citrus Park system.  Rather than expansive areas of impervious surfaces as planned under the Citrus 

Park system, the proposed system for the subject property will provide additional open space, greenways, lakes, 

restored wetlands, and integrated BMPs to more effectively manage the surface water runoff.  

No adverse impacts are expected downstream of the Citrus Park stormwater management system. The Citrus Park 

stormwater management system will continue to operate under the same discharge rates as permitted under 

SFWMD Permit No. 36-00093-S. 

Enhanced/Exceeded Standards: 

Overall, the proposed system’s goal is to improve and exceed current standards for stormwater management. 

Two factors that are analyzed are water quantity and quality. From a pre-development/post-development 

analysis, the system will introduce a larger water management area that will provide additional attenuation and 

treatment than that previously permitted under the Citrus Park water management system. Original Permit No. 

36-00093-S identified 175 acres of surface water management area (13.7% of the 1,280-acre development area).  

The proposed system within the subject property will be utilizing approximately 93 89 acres of lake and flow-

wayfuture drainage conveyance/restoration area (2827% of the 328-acre property).  This additional water 

management area will provide the treatment for the future development and will also improve the treatment for 

the developed portion of Citrus Park. It is with dry-detention areas and interconnected lakes that the development 

can enhance attenuation and reduce discharge rates, thus helping to improve the overall performance of the 

Citrus Park system. 
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Utilizing the proposed design 

source controls, storm 

conveyance and pretreatment, 

and stormwater management 

system design enhancements will 

create the treatment train system 

providing treatment not just for 

the subject property’s water 

management system, but to the 

overall Citrus Park stormwater 

management system. Current 

surface hydrology carries 

nutrients from the pastures and 

agricultural lands into the overall 

Citrus Park for treatment before 

releasing into Leitner Creek. 

Reductions in nutrients such as 

total phosphorus and total nitrogen can be expected when utilizing the treatment train method proposed for this 

system. The decrease in nutrient loading generated by the subject project will allow for further treatment of 

current nutrient loads generated by the developed portion of Citrus Park.   

To ensure consistency with the proposed Imperial 

District policy and to address enhanced regional flows 

and flood prevention, a proposed 150 foot wide 

conveyance flow-wayfuture drainage 

conveyance/restoration area will be provided by the 

developer and dedicated to the City of Bonita Springs 

for continued operation and maintenance. This flow-

wayfuture drainage conveyance/restoration area will 

be located along the eastern and southern property 

line of the subject property and will flow north to 

south. This proposed flow-wayfuture drainage 

conveyance/restoration area will not be connected to 

the subject property’s system or Citrus Park 

stormwater management system, nor will it serve as a discharge point for the development. This proposed 

conveyance system will be designed using best management practices to provide a series of filter marshes and 

restored wetlands with native vegetation that will provide numerous benefits, such as additional water quality, 
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attenuation, and system recharge for groundwater. Ultimately the goal of the proposed conveyance flow-

wayfuture drainage conveyance/restoration area is to provide the ability to accept future offsite connection flows, 

helping to restore the regional historic basin storage and flow-ways downstream.  It can serve as a critical 

component for future city and regional stormwater improvement projects that will benefit the community at 

large.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Future Drainage Conveyance/Restoration Area 
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Bonita Plan Consistency with BMP Objective 9.3 

Overall, the proposed surface water management system is designed to improve the freshwater quality of the 

Imperial River, which is consistent with the City of Bonita Springs’ Comprehensive Plan Objective 9.3. It is 

important to reiterate that the designed system will look to enhance and exceed water quality and quantity 

utilizing pre-development/post-development criteria. The following select BMPs, as required to be implemented 

at time of development order and provided under Policy 9.3.1. – Table V-1, will be utilized to facilitate the system’s 

design ensuring maximum potential stormwater treatment:  

BMP  Description  

Group A - Site Design Source Controls and BMPs  

2. Native Landscape 

Plantings  

 a. Projects with non-turf plantings consisting of at least fifty percent (50%) 

native species, of which fifty percent (50%) must be drought tolerant, shall 

receive credit for one (1) BMP. Native species are defined in Nelson, Gil. Florida's 

Best Native Landscape Plants: 200 Readily Available Species for Homeowners 

and Professionals , University Press of Florida, 2003  

 b. Projects with non-turf plantings consisting of at least seventy-five percent 

(75%) native species, of which seventy-five percent (75%) must be drought 

tolerant, shall receive credit for two (2) BMPs.  

3. Stormwater Recycling  

Projects which incorporate systems for storing stormwater runoff to be used for 

irrigation or other reuse shall receive credit for one (1) BMP. Reuse systems must 

be designed with surface water management systems that ensure no impacts to 

flood protection or water quality treatment. An operating entity meeting the 

requirements of Section 9.1, Basis of Review for Environmental Resource Permits 

within the South Florida Water Management District must be designated.  

Group B - Stormwater Conveyance and Pretreatment BMPs  

3. Sediment Trap Structures  

 a. Projects which incorporate the installation of baffle boxes, or equivalent 

proprietary designs, upstream of the primary detention/retention system, shall 

receive credit for one (1) BMP. Long-term operation plans must include 

mandatory manual or vacuum cleanout of accumulated sediments. An operating 

entity meeting the requirements of Section 9.1, Basis of Review for 

Environmental Resource Permits within the South Florida Water Management 
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District must be designated and a maintenance schedule must be established.  

A minimum of thirty-five percent (35%) of the proposed project drainage area 

must be designed to discharge through these facilities. Areas that do not 

discharge through these facilities must not be areas of high potential pollutant 

discharges, unless they have an alternate pretreatment BMP.  

 b. Projects where a total of seventy percent (70%) of the proposed project 

drainage area is designed to discharge through the above described baffle boxes 

or equivalent proprietary designs shall receive two (2) BMP credits.  

4. Dry Detention/Retention 

Pre-Treatment  

 a. Projects with dry detention/retention pre-treatment areas constructed 

upstream of primary detention/retention systems shall receive credit for one (1) 

BMP. A minimum additional one-half (½) inch detention/retention volume is 

required in addition to the detention/retention volume required in the primary 

detention/retention system. These areas are not subject to the twenty-five 

percent (25%) and fifty percent (50%) volume credits provided in Section 5.2.1 of 

the Basis of Review for Environmental Resource Applications within the South 

Florida Water Management District.  

A minimum of thirty-five (35%) of the proposed project drainage area must be 

designed to discharge through the dry detention/retention pretreatment areas. 

Portions of the project that do not discharge through dry detention/retention 

pretreatment areas must not be areas of high potential pollutant discharges, 

unless they have an alternate pretreatment BMP.  

 b. Projects where seventy percent (70%) of the proposed project drainage area 

is designed to discharge through the dry detention/retention pretreatment areas 

described above shall receive two (2) BMPs.  

Group C - Stormwater Management System Design Enhancement BMPs  

3. Littoral Berms/Settling 

Basins/Phyto-Zones within 

Detention Areas  

Projects with constructed basins within detention areas (lakes) below the control 

elevation that provide an area for discharges into the lake to disperse, allowing 

pollutants to settle out of the water column prior to overflowing an earthen or 

rock berm, into the remainder of the detention area shall receive credit for one 

(1) BMP. The earthen or rock berm must be located at or below the control 

elevation.  

A minimum of seventy percent (70%) of the proposed project drainage area must 

be designed to discharge through these facilities. Areas that do not discharge 
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through these facilities must not be areas of high potential pollutant discharges, 

unless there is an alternate pretreatment BMP.  

 

 

These practices will not only provide these benefits internal to the system but also cause a ripple effect 

downstream of the development of improving water quality and quantity. Thus, ensuring consistency with 

Objective 9.3 and Policy 9.3.1.  Consistent with Comprehensive Plan Policy 9.3.3, the water management system 

is within the South Florida Water Management District and will be designed to provide an “additional fifty (50) 

percent” of retention/detention water quality treatment area beyond what is mandated in Section 5.2.1(a) of the 

“Basis of Review for Environmental Resource Permits.” 

To reiterate, a primary goal of this project is to reduce impacts downstream on water quality and quantity. The 

proposed flow-wayfuture drainage conveyance/restoration area that will be dedicated to the City will play a 

crucial part in the City’s future regional surface water management infrastructure improvements. The proposed 

flow-wayfuture drainage conveyance/restoration area, specifically, will incorporate filter marshes that will 

provide an environmental benefit to the regional hydrology, habitat benefits for wading birds, and community 

benefits by providing trails and recreational walkways. This additional flow capacity for the region can be utilized 

in connection with future projects to further improve stormwater conditions for the City of Bonita Springs. 
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S E C T I O N  A  

EXECUTIVE SUMMARY 
 

The Imperial District project is a proposed residential development located in Sections 7, 18, 
and 19, Township 47 South, Range 26 East in Bonita Springs, Lee County Florida. The project 
is situated between Citrus Park, a 1,500+ unit mobile home resort, to the west, Bonita Grande 
Aggregates Mine to the east, urban development and agricultural areas to the south, and 
undeveloped vacant land that is part of the Larry Kiker Preserve to the north. The site consists 
of 328 acres of predominantly farm fields that have been heavily drained through an extensive 
network of ditches that have lowered surface and groundwater levels on the site.  The fields 
also have a historic agricultural irrigation water use extending from the 1960’s through the 
2000’s with water use exceeding 1 million gallons per day from the Water Table Aquifer. 
 
Projected irrigation water demands for the project are lower than the historic agricultural use 
and proposed irrigation supplies will be developed from a combination of stormwater 
harvesting of the project stormwater management system with supplements from a mildly 
brackish aquifer underlying the site.  Neither of the proposed irrigation water sources are 
currently used or projected to be used by Bonita Springs Utilities (BSU) or any other major 
water user in the area.  Impact analyses conducted for the project indicate that the proposed 
irrigation water use meets all conditions for water use permitting with the SFWMD including 
impacts to the aquifer system, the environment, or existing legal users including BSU.  Potable 
water supplies and wastewater utility services for the project will be provided by BSU. 
 
The project lies within the wellhead protection area of the BSU wellfields which places limits 
on certain land use practices near a public supply wellfield. The proposed land uses within 
the Imperial District project comply with all provisions of the City of Bonita Springs Wellhead 
Protection Ordinance thereby providing protection of the critical public resource.   
 
The project currently lies within the Density Reduction Groundwater Resource (DRGR) land 
use designation of the City of Bonita Springs which is intended to provide protections to 
groundwater resources through restrictions on residential density.  A new Future Land Use 
Category called the Imperial District is proposed for the City’s comprehensive plan.  The 
proposed category recognizes that low-density residential and complementary neighborhood 
commercial development are appropriate for the area and can contribute to the City’s water 
resource improvement initiatives through enhanced onsite water management design, 
including provision for regional connectivity to adjacent preserve lands and improved water 
storage within the project boundaries.  The plan amendment also acknowledges the present 
character of the project site as bermed, diked, cleared, severely impacted by agricultural uses, 
and surrounded by existing and proposed development.  The Imperial District specifically 
recognizes the subject property’s strategic location proximate to large conservation areas and 
its ability to implement and further the City’s long-term goals of protecting groundwater and 
improving surface water management in eastern Bonita Springs.  
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S E C T I O N  B  

INTRODUCTION 
 

Project Overview 

The Imperial District project is an approximately 328 acre proposed residential development 

located in Sections 7, 18, and 19, Township 47 South, Range 26 East in Bonita Springs, Lee 

County Florida within the Density Reduction Groundwater Recharge (DRGR) area.  The 

property was formerly used for agricultural purposes and consists of fallow farm fields, and 

heavily impacted wetland areas.  The project is located on two parcels that maintained historic 

agricultural water use permits, the former Citrus Park (fka Trost International Limited, Inc.) 

and portions of the Stoney’s Enterprises. 

 

The project site is bordered to the 

west by Citrus Park, a 1,500+ unit 

mobile home resort and single-

family residences, to the east by 

Bonita Grande Aggregates, to the 

south by urban development and 

agricultural areas, and to the 

north by undeveloped vacant 

land that is part of the Larry Kiker 

Preserve.  The project is located 

in the vicinity of the BSU public 

supply wellfields and a portion of 

the project falls within wellfield 

protection zones of the BSU 

wellfield.  The project lies within 

the Imperial River watershed and 

the Leitner Creek sub basin.  

East of the Bonita Grande mine 

lies the regionally extensive Flint 

Pen Strand watershed. 

 

 

Figure 1.  Location of the Imperial District Project 

 

Past Land Use and Water Use 

The Imperial District project falls within two parcels that have been used in the past for 
agricultural production, the former Citrus Park and the current Stoney’s Enterprises projects.  
The project site was largely undisturbed land until the late 1960’s when it was converted to 
agricultural use.  Review of aerial photography indicates that active agricultural activity 
continued through the mid to late 2000’s.  The majority of the project site was known as Citrus 
Park and maintained a water use permit (WUP No. 36-00093-W) for irrigation through the 
South Florida Water Management District (SFWMD) since the late 1970’s.  The most recent 
water use permit was issued in October 1989 with a final expiration date of February 2005.  
Information on file with the SFWMD indicates that the farm irrigated up to 1,280 acres of small 
vegetables and citrus until October 1989 where the permit was bifurcated to include the 
Stoney’s Enterprises project and a portion of the citrus grove was developed into an RV resort 
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and residential development.  Permitted allocations were from the Water Table Aquifer, via 
multiple shallow wells.  Prior to expiration of the permit on February 28, 2005, the facility was 
permitted for 58.2 million gallons per month (1.9 mgd) on a maximum monthly basis and 296.3 
million gallons per year (0.8 mgd) on an annual average basis.   
 

 
Figure 2.  Imperial District Project Site, Regional Watershed Setting
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S E C T I O N  C  

GROUNDWATER RESOURCES 
 

Introduction 

The hydrostratigraphy underlying the Imperial District project is typical for southern Lee 

County with a series of aquifers and confining beds occupying the Surficial, Intermediate, and 

Floridan Aquifer Systems.  Figure 3 provides a schematic showing the groundwater sources 

in Lee County.  In general, freshwater sources are the Water Table and the Lower Tamiami 

Aquifers of the Surficial Aquifer System.  The underlying Sandstone and Hawthorn Zone 1 

Aquifers of the Intermediate Aquifer System are slightly to moderately brackish.  Highly 

brackish and saline water sources include the Lower Hawthorn Aquifer and underlying zones 

of the Upper Floridan Aquifer.   

 

 
Figure 3. Aquifer System Underlying Lee County (Lee County Integrated Water Masterplan) 
 

Five primary aquifers are of significance beneath the Imperial District site and are described 

below in order of increasing depth.  These are the Water Table, the Lower Tamiami, the 

Sandstone, the Hawthorn Zone 1, and the Lower Hawthorn Aquifers.  Deeper underlying 

aquifers are too saline for direct use at the site.  The primary sources of information used to 

characterize the groundwater resources include information from Lee County, South Florida 

Water Management District, and U. S. Geological Society. 

 

Water Table Aquifer 

The Water Table aquifer is an unconfined aquifer that covers all of Lee County.  The aquifer 

is defined as occurring at or near land surface downward to the top of the first regional 

confining bed.  Beneath the Imperial District project, the thickness of the aquifer is 
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approximately 30 feet.  The aquifer generally consists of 10 to 15 feet of sand, shell and 

limestone overlying about 20 feet of porous limestone beneath the project site.  The limestone 

portions of the aquifer typically have a moderate to high permeability making the aquifer 

suitable for medium to large capacity water production wells.  The aquifer is used for domestic 

self-supply and irrigation of agricultural and landscaping foliage.  Use of the aquifer is typically 

limited by the potential for impacts to natural wetland areas from drawdown in the aquifer 

water level.  The aquifer is recharged directly by rainfall with discharges occurring by way of 

natural or man-made surface drainage features, evaporation and transpiration, and by 

pumpage from wells.  Groundwater flow and levels in the aquifer fluctuate seasonally in 

response to climatic conditions but are also impacted by local and regional drainage features.  

Water quality in the aquifer is generally very good and useful for both drinking water and 

irrigation water needs although high concentrations of naturally occurring iron and organic 

material are common.  Lake extraction is the most efficient use of this aquifer for irrigation 

purposes, which also typically results in less iron and organic staining, as well as reduced 

impact to area water levels. Confining beds consisting of low permeable clays and silts of the 

Bonita Springs Marl are encountered at the base of the Water Table Aquifer.  

 

Lower Tamiami Aquifer 

The Lower Tamiami Aquifer is separated from the Water Table Aquifer by 25 to 30 feet of 

marine clay and silt that constitutes the Bonita Springs Marl confining beds.  Beneath the 

Imperial District project, the depth to the Lower Tamiami Aquifer is about 60 feet below land 

surface. The Lower Tamiami Aquifer is considered a freshwater source in the area of the 

project site, but becomes brackish far to the west towards the Gulf of Mexico.  Productivity 

of the aquifer is moderate to high.     

 

This aquifer is recharged where overlying confining beds are thin or absent and where the 

top of the aquifer becomes shallow and transitions to the Water Table Aquifer north of the 

project site into central Lee County.  Discharge from the aquifer generally occurs as pumpage 

from wells.  Moderate fluctuations in seasonal water levels are common in the Lower Tamiami 

Aquifer in areas of heavy use of the aquifer but water levels generally follow the seasonal 

trends of the Water Table Aquifer.     

 

This aquifer is primarily used in the area of the project site for public water supply by BSU 

and by private residences for domestic self-supply.  The project site is located in the vicinity 

of the BSU wellfield that includes numerous public water supply wells that tap into the Lower 

Tamiami Aquifer and the Lower Hawthorn Aquifer.  To prevent potential interference with 

these public water supply wells, the Imperial District project does not propose the use of 

groundwater from the Lower Tamiami or Lower Hawthorn Aquifers.  The Imperial District 

project will abide by all of the provisions of the Bonita Springs Wellhead Protection 

Ordinance.  In addition, the project will include a surface water management system that 

provides for improved management of water levels in the Water Table Aquifer that will 

increase overall groundwater recharge to the Lower Tamiami Aquifer in the vicinity of the 

project site. 

 

Sandstone Aquifer 

The Sandstone Aquifer underlies the Lower Tamiami Aquifer in the southern portion of Lee 

County although there may or may not be distinct confining beds separating these aquifers 
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at this location.  Review of lithologic logs of nearby wells indicates that in the area of the 

project site, the Lower Tamiami Aquifer transitions to the Sandstone Aquifer as the aquifer 

lithology shifts to more abundant sand content and to a consolidated sandstone.  The top of 

the Sandstone Aquifer in the area of the Imperial District project site is expected to occur 

between about 130 to 150 feet below land surface.  The Sandstone Aquifer is the uppermost 

aquifer in the Intermediate Aquifer System and consists of unconsolidated sands and poorly 

consolidated sandstone.  The unit varies in thickness in the area of the project site, ranging 

from about 50 to 70 feet.   

 

The Sandstone aquifer is slightly to moderately brackish at the project site.  Salinities 

however, are generally low enough for either general irrigation supply or blending with fresher 

water sources for irrigation supply.   Productivity of the aquifer is moderate to low but it does 

provide large quantities of water several miles north of the project site for citrus production 

and public water supply in central and east Lee County.   The aquifer is not heavily used in 

the area of the Imperial District project.   

 

The aquifer is recharged where overlying confining beds are thin or absent in Hendry and 

Glades County.  Discharge from the aquifer generally occurs as pumpage from wells.  Large 

fluctuations in seasonal water levels are common further north of the project site due to the 

heavy use of the aquifer in those areas with wet season levels near their historic highs but 

dry season water levels often at depths of 50 feet or more.   

 

Where confinement is absent between the Lower Tamiami and Sandstone Aquifers, the use 

of the Sandstone Aquifer can impact the overlying Lower Tamiami Aquifer.  To prevent 

potential interference with BSU’s Lower Tamiami Aquifer public water supply wells, the 

Imperial District project does not propose the use of groundwater from the Sandstone 

Aquifer.  

 

Mid Hawthorn Aquifer 

The Hawthorn Zone 1 Aquifer, also referred to the Mid Hawthorn Aquifer in south Lee and 

Collier counties, is the lowermost aquifer in the Intermediate Aquifer System in Lee County.  

It consists of moderately permeable limestones of the Arcadia Formation and is separated 

from the overlying Sandstone Aquifer and underlying Lower Hawthorn Aquifer by thick clay 

confining beds of the Peace River and Arcadia Formations.  It has moderate yield 

characteristics that limit its use for large capacity water supply.  However, it has use as a 

water supply source for commercial or irrigation use.  It exists as a sequence of interbedded 

limestones and marls that occur at depths between 200 and 300 feet below land surface.  

This aquifer is recharged north of Charlotte County where the aquifer is much nearer to land 

surface and overlying confinement is thin or nonexistent.  The Hawthorn Zone 1 Aquifer is 

typically brackish in southern Lee County and salinity increases considerably to the south 

into Collier County.  Review of data from wells that tap into this aquifer within about a mile of 

the project site indicates dissolved chloride concentrations between about 250 and 1,600 

mg/l.  Use of the Hawthorn Zone I Aquifer to supplement stormwater from the onsite lake 

system is proposed to meet irrigation demands at the Imperial District project.     
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Lower Hawthorn Aquifer 

The Lower Hawthorn Aquifer is the uppermost water bearing unit in the Upper Floridan 

Aquifer System.  The aquifer has good yield potential but contains brackish water that is only 

useful for irrigation if blended with other freshwater resources and is only useful for public 

water supply using reverse osmosis or other desalination technologies.  The top of this 

aquifer is anticipated to be encountered at depths between about 500 and 600 feet below 

grade at the Imperial District project site.  The aquifer is separated from the overlying 

Hawthorn Zone I Aquifer by the Lower Hawthorn Confining Zone which consists of marine 

silts and clays of very low permeability.  The Lower Hawthorn Confining Zone has a thickness 

of about 100 feet. 

 

The aquifer is recharged in the central Florida highlands area between Tampa and Orlando 

where the aquifer beds are near land surface and confining beds are thin or absent.  In 

general, the South Florida Water Management District supports increased use of the Lower 

Hawthorn/Upper Floridan aquifer especially for public water supply use. BSU uses the Lower 

Hawthorn Aquifer to feed a reverse osmosis water treatment plant for development of public 

water supply.  The Imperial District project proposes no use of the Lower Hawthorn Aquifer. 
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S E C T I O N  D   

SURFACE WATER RESOURCES 
 

Onsite Lakes 

The development will include stormwater management lakes to provide flood control and 

water quality treatment of runoff.  A number of design and control features are planned for 

the Imperial District project to protect and enhance the quality of water in the lakes and 

adjacent watersheds and provide for hydrological improvements on the project site (refer to 

Figure 5 for a conceptual site plan).  These elements include collection, treatment, and 

conveyance of stormwater within the project water management system, the use of filter 

marshes, future drainage conveyance/restoration area, and other water treatment BMP’s, 

and centralized control over the application of irrigation water. 

 

 
Figure 4. Typical Stormwater Management Lake 

 

Centralized control of the operation of the irrigation system results in improved adherence to 

Best Management Practices and water use compliance than if individual homeowners have 

control of these functions or the ability to override irrigation programming.  Application of 

fertilizers and pesticides within the common areas, and, if an obligation of the Homeowners 

Association, in the yards of Lots/Parcels, will be controlled and managed by the Homeowners 

Association.  Similarly, the irrigation of residential lots and common areas will be centrally 

controlled to meet conditions of applicable water use permits, local ordinances, and periodic 

water use restrictions.  Individual homeowners will not have the ability to override irrigation 

times or quantities.   

 

The stormwater management system will include the collection and detention of all 

stormwater generated on the site, and will provide stormwater treatment through various dry 

and wet detention elements within the development footprint that meet or exceed water 

quality requirements of the South Florida Water Management District, the Florida Department 

of Environmental Protection, and the City of Bonita Springs.  The Imperial District project will 

include an Enhanced Lake Management Plan to reduce nitrogen and phosphorous loading 

to the stormwater management system.  Additionally, the project creates a water quality 

treatment train consisting of a combination of sediment traps, dry and wet detention, 

vegetated swales and littoral zones, and planted filter marshes that provides a high level of 

treatment of both onsite generated stormwater and regional flow-through of surrounding area 

watersheds.   
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Figure 5. Conceptual Site Plan 

 

The development is located within the Citrus Park stormwater management system which 

discharges stormwater via pumps into ditches along the east side of Wellfield Road for 

conveyance to the existing Leitner Creek watershed that flows under Interstate I-75 to the 

Imperial River.  The project’s water management system will be a bermed, closed system 

within the overall Citrus Park stormwater management system.  The Imperial District 

stormwater management system will incorporate multiple required best management 

practices to ensure a maximum potential treatment of stormwater. Details and goals of the 

Imperial District stormwater management system are provided in the Surface Water 

Management / Drainage Report included in the Comprehensive Plan Amendment.  

 

The project will also include a north south future drainage conveyance/restoration area 

located along the eastern property boundary that will allow for flow through the project if 

needed to facilitate regional watershed restoration and improvement initiatives.  The future 

drainage conveyance/restoration area will include grading to provide restored wetland 

habitats within freshwater marshes that will be created within the future drainage 

conveyance/restoration area.  Additional polishing of the water quality and nutrient uptake 

will occur in the future drainage conveyance/restoration area further reducing downstream 

nutrient loading and improve stormwater quality. The future drainage conveyance/restoration 

area will accommodate water treatment of additional surface water flows external to the 

project site from Larry Kiker Preserve.  This future drainage conveyance/restoration area will 

provide improvement to surface water management flows, and provide for opportunities for 

future regional water management improvements to allow future north-south connectivity 

within the regional watershed.  
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S E C T I O N  E  

WATER DEMANDS 
 

Water demands at the project site will consist of in-house potable water and outside irrigation 

uses.  Bonita Springs Utilities will provide potable water and sanitary sewer service at the 

Imperial District project.  Irrigation demands will be met with onsite sources including 

harvesting stormwater from the onsite stormwater lake system with one hundred percent re-

supply by groundwater withdrawals.  The lake withdrawals will provide an efficient and low 

impact method for tapping the Water Table Aquifer underlying the project site and effectively 

harvest available stormwater supplies.  Lake volume storage will minimize potential impacts 

to surface and groundwater levels. The project has a long history of permitted agricultural 

withdrawals from the Water Table Aquifer that are larger than the proposed irrigation 

demands for the Imperial District project. An analysis of water level data for the area indicates 

that the historic agricultural withdrawals from the Water Table Aquifer have not resulted in 

adverse impacts to the aquifer system. Analyses of potential impacts attributed to proposed 

irrigation withdrawals for the Imperial District project indicate no adverse impacts to the 

aquifer systems, area wetlands, or existing water users in the area including BSU. 

 

Potable Water and Wastewater  

Bonita Springs Utilities will provide potable water and wastewater services to the project.  

This will eliminate the need for individual domestic self-supply wells and individual onsite 

sewage treatment and disposal systems (septic tanks) which are common for many rural 

areas of Lee County.  Provision of central public utilities to the Imperial District project will 

provide a number of desirable environmental and hydrological advantages.  Supplying 

potable water to the project from the nearby BSU water treatment facility will remove a 

potentially competing water use from the freshwater aquifers and allow for improved planning 

and control of area water resources.  Similarly, provision of a central sewer system will 

eliminate septic tank discharges in the area providing a higher level of protection to the 

existing BSU wellfields.   

 

Projected potable water demands for the project were calculated based on 100 gallons per 

person per day (gpd), 2.5 persons per residence, and 700 residences planned for the project.  

These assumptions are below the per capita water use rate of 160 gallons per day (gpd) per 

person outlined in the SFWMD Water Use Permit for Bonita Springs Utilities (WUP No. 36-

00008-W).  However, the lower per capita demand is appropriate since the project is 

providing for a separate irrigation water source.  The project will include an approximate 

55,000 square foot commercial parcel which conservatively estimates this area is equal to 

approximately 63 Equivalent Residential Connections (ERC).  Using these assumptions, 

potable water demand for the Imperial District project is projected to be approximately 

190,750 gpd average daily flow.  The Bonita Springs Utilities has indicated in a letter of 

availability the capacity to meet potable water and wastewater flow demands for the Imperial 

District project. 

 

Irrigation Water  

The project was historically permitted for Water Table Aquifer withdrawals for agricultural 

production.  Water use permit WUP No. 36-00093-W was established in the late 1970’s and 

expired in the mid 2000’s.  Prior to expiration of the permit, the facility was permitted for 1.94 
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million gallons per day on a maximum daily and 0.8 million gallons per day on an average 

annual basis.   

 

The Imperial District project will include stormwater management lakes that will intersect 

permeable limestone of the Water Table Aquifer.  The proposed irrigation system will consist 

of stormwater harvesting from the stormwater lake management system with one hundred 

percent of these withdrawals re-supplied by groundwater.  The proposed source of 

groundwater to supplement lake withdrawals will be mildly brackish groundwater from the 

Hawthorn Zone I Aquifer, which further reduces use of the fresh shallower groundwater.  

Actual percentages of lake and groundwater withdrawals will be determined during the water 

use permitting process with the SFWMD.  However, the combination of mildly brackish 

groundwater and fresh stormwater will maintain a chloride level of less than 200 mg/l in 

compliance with SFWMD policy.  Use of stormwater as a primary irrigation resource reduces 

use of potable water supplies, provides additional stormwater treatment, reduces offsite 

discharges of stormwater, reduces nutrient levels of the stormwater outfalls, and reduces 

reliance on groundwater systems being used to supply potable water to BSU and home sites 

on individual wells.  

 

Irrigated area for the Imperial District project is estimated to be 119 acres of turf grass and 

landscaping.  Using standard Blaney-Criddle calculations used by the SFWMD for irrigation 

supply permitting, this acreage will result in irrigation water demands of 19.45 million gallons 

per month (MGM) on a maximum monthly basis (or about 0.63 million gallons per day) and 

155.82 million gallons per year on an average annual basis (0.43 million gallons per day).  

Table I provides a summary of historic water use on the property and proposed allocations 

for the Imperial District project. 

 

Table 1.  Summary of Historic and Proposed Allocations. 

Allocation 
Historically Permitted 

36-00093-W 
Proposed Total Allocations 

Change form Historic 
Allocations 

Maximum Monthly 
(MGM) 

58.2 MG 19.45 MG -38.75 MG 

Annual Average 
(MGY) 

296.3 MG 155.82 MG -140.48 MG 

 

Projected irrigation demands for the Imperial District project indicate a reduction in the historic 

maximum monthly use by approximately 67%.  In addition however, the use of an alternative 

water source (mildly brackish water from the Mid Hawthorn Aquifer) will result in a further 

reduction in use of the critical Water Table Aquifer by one hundred percent.  

  

The proposed project will also explore the use of computerized irrigation systems that 

incorporate onsite data and conditions to provide irrigation on an as-needed bases rather 

than simply on a scheduled basis.  Such systems have been shown to result in reductions in 

irrigation water use by over 30% in Southwest Florida.  In general, these systems operate 

based on computer software that takes into account soil moisture, rainfall, and elements that 

influence evaporation and transpiration  to determine which locations require irrigation, how 

much irrigation is needed, and when to apply irrigation water.  
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S E C T I O N  F  

IRRIGATION IMPACT ASSESSMENT  
 

Water Levels  

Water Science Associates reviewed hydrographs of nearby monitoring wells maintained by 

Lee County Division of Natural Resources (LCDNR), shown on Figure 6.  The nearest wells 

to the project site with long term water level data (1990 to present) are 49-GW11, located 

about 1.4 miles south of the project site in the Imperial River/Spring Creek watershed, 49-

GW6, located about 4 miles northeast of the project site in the Flint Pen watershed, and well 

49A-GW3, located about 3.25 miles northeast of the project site north of Larry Kiker Preserve 

in the Estero River watershed.  

 

The upstream monitoring wells have water levels ranging seasonally between 12 and 17 feet 

NAVD88 with 47A-GW3 showing a steady range over the period of record and 49-GW6 

showing as steady rise in water levels starting about 2004 to present.  The downstream 

monitoring well 49-GW11 shows a seasonal water level ranging between 6 and 14 feet 

NAVD88 reflecting closer proximity to a regional drainage feature.  The data also shows a 

slight decline in dry season water levels of about 1 foot over the period of record.  

 

One hundred percent of 

the irrigation withdrawals 

from the stormwater lake 

management system will 

be re-supplied with 

groundwater from the 

Hawthorn Zone I. 

Therefore, there is no 

impact on the water levels 

in the Water Table Aquifer 

from the proposed use.  

Additionally, the project’s 

water management 

system will provide 

enhanced water quality 

treatment and storage 

thereby providing a 

positive impact to 

groundwater recharge and 

regional water quality.   

 

 

 

 

 
Figure 6.  Location of Nearby LCDNR Monitoring Wells 
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Figure 7. Hydrographs of LCDNR Wells  
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Water Quality  

Because the lake system will be resupplied with mildly brackish water to meet the project 

irrigation demands, we evaluated the potential for increasing salinity in the Water Table 

Aquifer as a result of using the Hawthorn Zone I Aquifer.  The calculations assumed the 

following: 

 

 Lake dissolved chlorides are 40 mg/l  

 

 Hawthorn Zone I dissolved chlorides are 700 mg/l  

 

 Rainfall on the site is directed to the stormwater lake system 

 

 An average annual allocation from the Hawthorn Zone 1 was simulated for 12 years 

 

The analysis shows that with long-term use of the Hawthorn Zone I Aquifer, salinity levels 

are maintained well below the SFWMD irrigation criteria of 200 mg/l and the Bonita Springs 

Wellhead Protection Ordinance requirement for reclaimed water of 500 mg/l.  The salinity 

levels in the Water Table Aquifer stabilize at approximately 180 mg/l around year 5 of the 

blending analysis 

 

 
Figure 8.  Rise in Dissolved Chloride Concentrations from the use of the Hawthorn Zone I Aquifer 

  

0.00

20.00

40.00

60.00

80.00

100.00

120.00

140.00

160.00

180.00

200.00

0 1 2 3 4 5 6 7 8 9 10 11 12 13

D
is

so
lv

ed
 C

h
lo

ri
d

e 
C

o
n

ce
n

tr
a

ti
o

n
 (

m
g

/l
)

Ending Year After Beginning Supplemental Groundwater Use

Projected Lake Chloride Concentrations from Long Term Use of Brackish Groundwater



Page 15  

S E C T I O N  G  

WELLHEAD PROTECTION 
 
The Imperial District project site falls within the Wellfield Protection Area of the BSU Lower 

Tamiami Wellfield. BSU’s Lower Tamiami Aquifer and Lower Hawthorn Aquifer wellfields are 

located west of the project site.  The wellfields include Lower Tamiami Aquifer freshwater 

wells and Lower Hawthorn Aquifer brackish water wells.  Figures 9 shows the wellhead 

protection zones for the City of Bonita Springs WHP ordinance.  

 

 
Figure 9.  BSU Wellfield Protection Zone Map – Bonita Springs WHP Ordinance 

 
Wellfield protection zones are commonly created with the use of groundwater flow modeling 

to assess the time it may take for a potential contaminant to arrive at a public supply wellfield.  

The “protection zones” correspond to the modeled location were a potential contaminant 

could travel to a well location within the given “travel time.” The closer a facility is to the 

wellfield (shorter travel distance) the more restrictions are typically applied to potential land 

uses. 
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In general, the restrictions on land use contained in the ordinance fall into five categories. 
 

1. Quantities of regulated substances (potential contaminants) greater than 110 gallons 
of liquid or 1,110 pounds of solid are prohibited in Zones 1, 2, and 3 but allowed in 
Zone 4 with a valid operating permit. 
 

2. Disposal of any solid or liquid waste is not allowed in Zones 1, 2, and 3. 
 

3. Irrigation with reclaimed water must have a chloride concentration below 500 mg/l. 
 

4. Stormwater management system design must be consistent with SFWMD rules. 
 

5. Earth mining is not allowed within 500 feet of any public supply wells. 
 

Modeling for all aquifers assumes that the potential contaminant is essentially injected directly 

into the aquifer with no provision for the more realistic travel path through the various aquifers 

and confining beds. This is a highly conservative approach especially for confined aquifers 

like the Lower Tamiami Aquifer.  However, the approach is generally consistent with most 

WHP modeling efforts in that it allows for a relatively simple modeling treatment and provides 

a high degree of conservation and certainty of protection.  The most recent WHP modeling 

conducted for BSU indicates that: 

  

 Zone 4 (10-year travel time) extends into the northeastern and southwestern extent of 

the Imperial District project site  

 

 Zones 3 (5-year travel time) extends into the western edge of the northern parcel 

 

The proposed project will meet all provisions and restrictions outlined in the Wellfield 

Protection Ordinance.  Facilities at the Imperial District project will not use, handle, produce, 

or store applicable regulated substances.  The project will not discharge wastewater, liquid 

waste or solid waste.  Irrigation water will maintain a chloride concentration below allowable 

limits.  The stormwater management system will be designed to exceed the water quality 

requirements of the SFWMD.  No earth mining is proposed within 500 feet of any BSU 

wellheads. 

 
 

 

 



September 25, 2020 
 
Mr. Brian Farrar 
BCF Management Group, LLC. 
27171 Harbor Drive 
Bonita Springs, Florida 34135 
 
Re:  Imperial District Map (CPA20-71472-BOS) and Text Amendment   
 (CPA20-71475-BOS) Completeness Review 
 
Dear Mr. Farrar: 
 
The Planning and Zoning Division has reviewed the information provided and 
supplemented for the above-referenced comprehensive plan amendment 
applications.  Additional support documentation is required for the applications to 
be deemed complete.  Please provide responses to the Staff’s comments.  These 
comments do not include a review by the Staff based on the merits of such 
applications.     
 
Please feel free to contact me if you have any questions. 
 
 
DEPARTMENT OF COMMUNITY DEVELOPMENT 
Planning and Zoning Division 
 

 
 
 
Mike Fiigon II 
Senior Planner 

 
Copy: 
Brent Spain, Theriaque & Spain 
Derek Rooney, City Attorney 
Arleen Hunter, City Manager 
John Dulmer, Community Development Director 
Jacqueline Genson, Planning & Zoning Manager 
Jay Sweet, AICP and PSM 
Laura Gibson, Environmental Sciences 
Sean Gibbons, Bike-Ped Coordinator 
Trisha Goff, Professional Engineer 
Tom Ross, Transportation Engineer 
Matt Feeney, Public Works  
Lee County Department of Community Development 
CPA Files  

9101 Bonita Beach Road 
Bonita Springs, FL 34135 

Tel: (239) 949-6262 
Fax: (239) 949-6239 

www.cityofbonitasprings.org 
 
 

Peter Simmons 
Mayor 

 

Amy Quaremba  
Council Member 

District One 
 

Jesse Purdon 
Council Member 

District Two 
 

Laura Carr 
Council Member 

District Three 
 

Chris Corrie 
Council Member 

District Four 
 

Michael Gibson 
Council Member 

District Five 
 

Fred Forbes 
Council Member 

District Six 
 

Arleen Hunter 
City Manager 

(239) 949-6267 
 

Derek P. Rooney 
City Attorney 

(239) 949-6254 
 

City Clerk 
(239) 949-6247 

 

Public Works 
(239) 949-6246 

  

Code Enforcement 
(239) 949-6257 

  

Parks & Recreation 
(239) 992-2556 

 

Community 
Development 

(239) 444-6150 

 



BONITA SPRINGS Planning and Zoning 
1. Application.  

Part IV-B-3: Provide a letter from the appropriate agency determining the 
adequacy/provision of existing/proposed support facilities.  
 
Lee County EMS: The letter provided does not state whether there are 
adequate services/resources to serve this project.  While the City 
acknowledges it has received a letter to this effect for multiple projects within 
the jurisdictional boundaries of Bonita Springs, the letters are intended to be 
project-specific based on location, and one is needed for this proposal.  Please 
provide an amended letter.    

   
2. Miscellaneous.   

a. Please include the Staff’s questions with the Applicant’s completeness 
response submittal.  Please provide one (1) hard copy original and one (1) 
PDF copy of the Applicant’s completeness response submittal (CD or flash 
drive).    

b. Cost Recovery.  The application requests will require the City to utilize 
outside consultants who will be paid with the funds in the cost recovery 
deposit pursuant to LDC 2-571 (as amended in Ordinance 19-03).  The 
Staff will notify the Applicant under separate cover when an additional cost 
recovery deposit is due.  Payment shall be provided promptly to avoid 
delays in the processing of the case and any associated cases.  
 

Please contact: Mike Fiigon II 
Phone: 239.444.6151 
E-mail: mfiigon@cityofbonitaspringscd.org 

 
 
BONITA SPRINGS Surveying 

1. The electronic signed survey is not properly executed. When opening it, a 
message pops up in the PDF reader that says, “At least one signature has 
problems.”  Please provide an electronic survey with a valid signature that has 
been authenticated.  

 
Please contact: Jay Sweet, PSM, AICP 
Phone: 239.444.6178 
Email: jsweet@cityofbonitaspringscd.org  

 
  



FEMA Floodplain Management  
1. The proposed project is located east of a mapped repetitive loss area and outside 

the limits of the study on FEMA’s Flood Insurance Rate Map panels 12071C0625F 
and 12071C0676F (reference map panel 0676F transect line W and map panel 
0657F transect line K).   

 
Determination of base flood elevations as required by Bonita Springs City Code 
24-83(2) will be required for development order approval.  
 
Please contact: Ayita Williams 
Phone: 239.444.6154 
Email: awilliams@cityofbonitapsringscd.org 

 
 
BONITA SPRINGS Public Works 
Comments to be forthcoming.  
 

Please contact: Matt Feeney 
Phone: 239.949.6246 
Email: matt.feeney@cityofbonitasprings.org  
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Consultants in Land Management 

 
October 5, 2020 
 
 
Mr. Mike Fiigon II, Senior Planner 
Department of Community Development  
Planning and Zoning Division 
City of Bonita Springs  
9220 Bonita Beach Road, #111 
Bonita Springs, FL  34135 
 
 
Subject: Response to Comment Review Letter 
  Imperial District Map (CPA20-71472-BOS) and Text Amendment (CPA20-71475-BOS) 
   
Dear Mr. Fiigon: 
 
Please accept this letter in response to your comment review letter date September 25, 2020, for the 
above subject project. As requested, this letter outlines responses in bold to each staff’s comments. 
 
The following support documentation/information is being submitted for distribution and review for 
completeness approval. 
 
1. Bonita Springs Fire Control & Rescue District Letter of Availability dated September 30, 2020 
 
 
BONITA SPRINGS Planning and Zoning 
Please contact: Mike Fiigon, Senior Planner  
Phone: 239.444.6151 
E-mail: mfiigon@cityofbonitaspringscd.org 
 

1. Application. 
Part IV-B-3: Provide a letter from the appropriate agency determining the adequacy/provision of 
existing/proposed support facilities. 

 
Lee County EMS: The letter provided does not state whether there are adequate 
services/resources to serve this project. While the City acknowledges it has received a letter to 
this effect for multiple projects within the jurisdictional boundaries of Bonita Springs, the letters 
are intended to be project-specific based on location, and one is needed for this proposal. Please 
provide an amended letter. 
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Response:  Please see the attached Letter of Availability from the Bonita Springs Fire Control & Rescue 
District indicating the District has adequate services/resources to serve the project. 
 

2. Miscellaneous. 
a. Please include the Staff’s questions with the Applicant’s completeness response 

submittal. Please provide one (1) hard copy original and one (1) PDF copy of the 
Applicant’s completeness response submittal (CD or flash drive). 

 
Response:  Acknowledged. 
 

b. Cost Recovery. The application requests will require the City to utilize outside consultants 
who will be paid with the funds in the cost recovery deposit pursuant to LDC 2-571 (as 
amended in Ordinance 19-03). The Staff will notify the Applicant under separate cover 
when an additional cost recovery deposit is due. Payment shall be provided promptly to 
avoid delays in the processing of the case and any associated cases. 

 
Response:  Acknowledged. 
 
 
BONITA SPRINGS Surveying 
Please contact: Jay Sweet, PSM, AICP  
Phone: 239.444.6178 
Email: jsweet@cityofbonitaspringscd.org 
 

1. The electronic signed survey is not properly executed. When opening it, a message pops up in 
the PDF reader that says, “At least one signature has problems.” Please provide an electronic 
survey with a valid signature that has been authenticated. 

 
Response:  Re-sent electronically signed surveys to Jay Sweet.  Surveys have also been submitted to 
staff via separate cover. 
 
FEMA Floodplain Management 
Please contact: Ayita Williams  
Phone: 239.444.6154 
Email: awilliams@cityofbonitapsringscd.org 
 
Substantive Comments: 
1. The proposed project is located east of a mapped repetitive loss area and outside the limits of the study 
on FEMA’s Flood Insurance Rate Map panels 12071C0625F and 12071C0676F (reference map panel 0676F 
transect line W and map panel 0657F transect line K). 
 
Determination of base flood elevations as required by Bonita Springs City Code 24- 83(2) will be required 
for development order approval. 
 
Response:  Acknowledged. 
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BONITA SPRINGS Public Works 
Please contact: Matt Feeney  
Phone: 239.949.6246 
Email: matt.feeney@cityofbonitasprings.org 

 
Comments to be forthcoming 
 
Response: Acknowledged. 
 

 

We look forward to your review and are available to answer questions related to this petition. 

 

Sincerely, 

BCF Management Group, LLC 





November 4, 2020 
 
Mr. Brian Farrar 
BCF Management Group, LLC. 
27171 Harbor Drive 
Bonita Springs, Florida 34135 
 
Re:  Imperial District Map (CPA20-71472-BOS) and Text Amendment   
 (CPA20-71475-BOS) Completeness Review 
 
Dear Mr. Farrar: 
 
The Planning and Zoning Division has reviewed the information provided and 
supplemented for the above-referenced comprehensive plan amendment 
applications.  The applications have been deemed complete.  
 
Please feel free to contact me if you have any questions. 
 
 
DEPARTMENT OF COMMUNITY DEVELOPMENT 
Planning and Zoning Division 
 

 
 
 
Mike Fiigon II 
Senior Planner 

 
Copy: 
Brent Spain, Theriaque & Spain 
Derek Rooney, City Attorney 
Arleen Hunter, City Manager 
John Dulmer, Community Development Director 
Jacqueline Genson, Planning & Zoning Manager 
Jay Sweet, AICP and PSM 
Laura Gibson, Environmental Sciences 
Sean Gibbons, Bike-Ped Coordinator 
Trisha Goff, Professional Engineer 
Tom Ross, Transportation Engineer 
Matt Feeney, Public Works  
Lee County Department of Community Development 
CPA Files 
 
 

 
 

9101 Bonita Beach Road 
Bonita Springs, FL 34135 

Tel: (239) 949-6262 
Fax: (239) 949-6239 

www.cityofbonitasprings.org 
 
 

Peter Simmons 
Mayor 

 

Amy Quaremba  
Council Member 

District One 
 

Jesse Purdon 
Council Member 

District Two 
 

Laura Carr 
Council Member 

District Three 
 

Chris Corrie 
Council Member 

District Four 
 

Michael Gibson 
Council Member 

District Five 
 

Fred Forbes 
Council Member 

District Six 
 

Arleen Hunter 
City Manager 

(239) 949-6267 
 

Derek P. Rooney 
City Attorney 

(239) 949-6254 
 

City Clerk 
(239) 949-6247 

 

Public Works 
(239) 949-6246 

  

Code Enforcement 
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IMPERIAL DISTRICT AND SAPHIRA MIXED USE PLANNED DEVELOPMENT 
Post-Sufficiency Neighborhood Meeting Summary 

 

Meeting Summary: 

A Post-Sufficiency Neighborhood Meeting was held on Monday, November 30, 2020, at 5:30pm at the Bonita 

Springs Fire Control & Rescue District facility, 27701 Bonita Grande Drive, Bonita Springs, FL  34135. 

 

Attendees are as follows: 

• Project Team: 

o Brian Farrar, President - BCF Management Group, LLC  

o Patrick Vanasse, AICP, RWA Engineering 

o Kenrick Gallander, AICP, RWA Engineering 

o Mike Pappas, P.E., RWA Engineering 

o Sarah Spector, Esq., Roetzel and Andress 

o Shane Johnson, Passarella & Associates 

o Ted Treesh, TR Transportation Consultants, Inc. 

o Kirk Martin, Water Science Associates 

o Michael Jessich, Water Science Associates 

• Public: 

o Steve Ament  

o Don Tiano 

o Kurt Fandell 

o Donna Ament (Zoom attendee) 

o Martin Trost (Zoom attendee) 

 

Presentation Summary (Started at 5:30 pm): 

Mr. Vanasse began the meeting by introducing himself, followed by a brief overview of the previous meeting. Mr. 

Vanasse then introduced Mr. Farrar, who introduced the project team, followed by an update on the project's 

progress and the upcoming public engagement opportunities. Mr. Vanasse then took over to provide an overview 

of the project, including location, surrounding land uses the proposed task for the subject property: A 

Comprehensive Plan amendment and Rezoning. Mr. Vanasse provided an overview of the subject property 

location and the proposed mixed-use planned development.  There will be residential and commercial uses, a 

wide array of clubhouse amenities, parks, open space, restored flow-way, and wetland area.  Mr. Vanasse then 

outlined the Comprehensive Plan Amendment to create a new Future Land Use category named the "Imperial 

District" from the existing DRGR FLU category.  In conjunction with the Comp Plan Amendment, the 

applicant/owner will be submitting an application to rezone the property from AG-2 and MH-2 to Mixed-Use 

Planned Development.  

http://www.consult-rwa.com/
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Mr. Vanasse continued to provide details of the proposed Imperial District required, such as the Enhanced Lake 

Management Plan, Hydrological Restoration Plan, and an Indigenous Management Plan. The overall focus is to 

eliminate agricultural uses, improve water resources, environmental conditions, and provide quality residential 

options.  Mr. Vanasse moved to detail the rezone application to implement the Imperial District.  The Planned 

Development rezone to a mixed-use development provides greater details to implement the goals, objectives, 

and policies of the Imperial District.  The planned development is proposed to consist of 700 dwelling units and 

54,450 SF neighborhood commercial uses.  He detailed the Master Concept Plan identifying the three distinct 

neighborhoods, development standards, open space, connectivity for pedestrian and bicyclist activities 

throughout the development, and focus on the proposed environmental/flow-way features. The amount of 

required open space set aside for the project was noted, which exceeds the required amount for the project. 

 

Mr. Vanasse ended with an overview of the upcoming application review process. He noted the project has been 

found sufficient by county staff. Following this meeting, the county staff will assemble a staff report and schedule 

the projects for public hearing. 

 

Mr. Vanasse followed up and opened the floor to questions. 

 

Questions/Comments/Concerns/Issues Summary: 
1. Where is the entrance to the project located?  There are two access points, one gated entrance 

to the residential component and another on Bonita Grande for commercial. 
2. Will the spine road be upgraded?  Yes. Several things must be addressed and upgraded. This will 

include drainage, landscaping, and adding bike/ped facilities to the best we can. 
3. Any noise restrictions to bate the noise from the road?  Yes. There will be a wall and landscape 

material on the western side of the road. The size will be 8 ft. 
4. There are 3 existing Belle Villa access points from Citrus Parkway. What will happen with these 

access points?  The intention is to barricade and close these off. 
5. Unable to transcribe the question; however, the response is as follows:  Yes. Due east of this 

project is the Bonita Grande Mine Project. As Patrick mentioned, several things are going on there. 
They also have 700 units of density on their project. 

6. Unable to transcribe the question; however, the response is as follows:  I am not aware of that. 
I believe it may be extended for 20 years. They have a number of years to continue to mine if they 
choose. 

7. Unable to transcribe the question, but it was related to blasting at the mine; however, the 
response is as follows:  I am sure as we work through the road construction and infrastructure 
improvements, we are going to make sure that is taken care of. They have to go through many 
things when doing their mining operation; they have to do seismic testing and all kinds of things 
they must to do. 

8. Unable to transcribe the question; but it was further related to blasting at the mine; however, 
the response is as follows: There is a number of opportunities out there, I'm sure the State Fire 
Marshall and other state agencies are monitoring that kind of stuff. If you want to look into that, 
I’m sure it's published on a public website for blasting. 

http://www.consult-rwa.com/
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9. Unable to transcribe the question; however, the response is as follows:  I am not aware of those 

things. I know that there are set regulatory requirements for them to do those types of things, 
but we are not a part of that, so I don't know how to answer that. 

10. Unable to transcribe the question; however, the response is as follows: If we look at the master 
concept plan, you can see the commercial section where we have the neighborhood commercial 
plan, which I think Patrick mentioned is about 54,000 sq. ft. There are two entrance ways, one on 
Bonita Grande at the south and then at the north end is a right of way and entranceway to the 
residential community. You can see where the gates ingress and egress there, so that would be a 
divided Blvd. coming into the community. The large area behind that, as Patrick mentioned, is the 
southern residential section. It has a lake amenity to it and has a proposed amenity center for 
activities. We have interactivity for walk/bike paths for pedestrian interaction. 

11. Unable to transcribe the question, but it related to addressing drainage/water issues; however, 
the response is as follows: We are in the process of working with the South Florida Water 
Management District (SFWMD) in modifying the permit for the overall community. With that, our 
engineer has designed for water storage around the entire community. All the water that occurs 
within those areas must be stored within our community, and the lakes we have built are designed 
for it. We have outfall structures to ensure that the amount of water within our community is 
discharged over time. The state of Florida has specific criteria related to major storms; we have 
to design for all of those things, and we have done that. We are working through that final process 
right now with the state. We are going to make sure we do not have a situation like that. 

12. Unable to transcribe the question, but it further relates to drainage/water issues; however, the 
response is as follows:  That gets discharged to the overall stormwater management system for 
Citrus Park, Belle Villa, and this project. 

13. Unable to transcribe the question, but it further relates to drainage/water issues; however, the 
response is as follows:  I believe that while we did have a hurricane and those severe conditions 
occurred, the 3 out-pumps out there were able to keep up with it. As you mentioned, the tailwater 
condition of the Imperial (River) at that time had an issue. However, our project will stand-alone; 
we are actually improving the conditions with water management in our community. 

14. Unable to transcribe the question, but it further relates to drainage/water issues; however, the 
response is as follows:  There are certain things we can't control. Nature is one of them. That will 
eventually follow the same outfall path along the southwest corner, discharging into the Imperial 
and then gulf. 

15. Unable to transcribe the question, but it further relates to drainage/water issues; however, the 
response is as follows: We are addressing water issues in the area. I am aware that they have 
long term plans to address water issues in that area. As part of that agreement with Bonita Grande 
Mine, with extending the mining duration and their residential approval, a few hundred acres 
west of us will be used by the city as a large water management pond. Again, it is part of the 
overall infrastructure to address water issues in that area. That is why we show that minimum 
140ft conveyance channel that we have there, but it is available for conveyance and to work with 
the greater infrastructure in that area. 

 
 
 

http://www.consult-rwa.com/
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16. When you build roadways and put in development, you reduce the water's absorption, right? 

Our engineers have certain requirements where we dig up all these lakes for additional storage. 
But yes, when you create impervious surfaces, you have to compensate and mitigate that by 
building lakes, which we have throughout our community. 

17. Unable to transcribe the question, but it further relates to drainage/water issues; however, the 
response is as follows: I can tell you that our entire community will be bermed. We will contain 
and manage our water. At one point, we are allowed to discharge that water. There are strict 
criteria provided by the water management district, and we are going to meet those criteria. 
Basically, we had to do permitting through the SFWMD. They are the ones who oversee to make 
sure that our site will responsibly discharge our stormwater runoff for the project. We did a 
predevelopment analysis that determined what the predevelopment rate was at the site and how 
much the site was storing. We then compared it against the post-development rate to ensure we 
are no greater than the predevelopment rate. 

18. Where does the water discharge? We got two discharge locations for the project. One at the 
southwest, and one at the west corner, which connects to a canal that will be discharging the 
water. 

19. Unable to transcribe the question; however, the response is as follows: The state sets our 
discharge rate. You cannot discharge more water than what is allowed. This is a very specific rate 
that the state requires us to meet, and they are very specific on that. 

20. Unable to transcribe the question; however, the response is as follows: Those 3 district pumps 
that are part of the overall stormwater management system for Belle Villa and Citrus Park are all 
tied together in one main system. Those 3 pumps are designed to take all that water. 

21. Unable to transcribe the question; however, the response is as follows: We have an easement 
agreement, I believe, to go through and do that. I think the responsibility for the operation and 
maintenance of those pumps is Citrus Park's due diligence. 

22. Unable to transcribe the question; however, the response is as follows: I am not aware of that 
specifically, but my understanding is that the Citrus Park community is responsible; they are the 
operating entity. 

23. The agricultural lands between the southern and central neighborhood – was that land initially 
included in our application? No, it is separate ownership and was not part of our application. 

24. If Belle Villa wants access to Citrus Park Blvd., who would they have to talk to? We are happy to 
talk to the owners of the land (applicant) about this issue. 

25. Is MH2 a residential zoning category? Yes, it is. 
26. When Belle Villa was approved, the zoning was Agricultural (AG). Now, there is nothing 

agricultural on the property. AG zoning allows for residential. Often, we talk about what the 
zoning is and then what the current use is. Your current use is still residential, so from a taxation 
standpoint, they look at current use. From a zoning standpoint, they look at AG, which does allow 
residential. 

27. What type of residential for this project?  We are asking for a variety of different types of 
residential uses; townhomes, single-family, duplexes. But as of now, it looks like single-family will 
be the majority. 
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28. So multi-family is allowed?  The planned unit development (PUD) does request that and does 
allow that. However, we have quite a bit of land, and the maximum density is 700 units maximum. 
So, there is room to spread it out. Typically, when we go maximum density on most projects, we 
cannot go more than 700 units. We are capped at that. 

29. Are there any disadvantages for me or my land in what you are planning to do?  One of the 
things we must do as part of our application process is to look at adjacent properties and look at 
compatibility issues. As a professional planner, we have looked at that. We do not see any 
detrimental effects. We have looked at compatibility. We think we are compatible with 
surrounding uses. Also, we implement design methodologies to ensure that we are compatible. 
As mentioned, we have significant buffers; we have vegetation, our setbacks are above and 
beyond the code requirements. These are all provisions and safeguards to ensure compatibility, 
and we meet and exceed all of those. From that standpoint, we meet code, and we meet Comp 
Plan requirements. 

30. Are you planning to put a wall abutting my property?  Along this area, we do not have a wall. We 
do have a significant buffer. Again, the buffer is at least 30ft and may be wider in some places to 
ensure we have enough space for buffering separation and for bike/ped. We will most likely have 
a fence there. 

31. What about ingress and egress for this property? This is something we looked at initially in our 
application process. My understanding is that he does have easements allowing access to his 
property. From a subdivision standpoint, the city would not allow us to close someone off with 
no access. Rules and regulations prevent us from doing that. 

32. Has there been any discussion about price points for the units?  Not yet. We do know we are not 
planning any affordable housing on this project. 

 

Since there were no further questions or comments the meeting was adjourned.  

 

The meeting concluded at approximately 6:02 p.m. 
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Imperial District
Comprehensive Plan Consistency

The Bonita Plan and History of the DRGR

In 1999, the residents of Bonita Springs voted to incorporate and become a city.  A City Charter was adopted that 
made the existing Lee County Comprehensive Plan the City’s transitional comprehensive plan. It was always stated 
that this plan would be modified and updated over time to make it specific to the City of Bonita Springs and 
reflective of existing conditions and a shared community vision.  

As envisioned, many changes, refinements, and updates have been made to the initial Comprehensive Plan. It has 
evolved to truly become the City of Bonita Springs’ Comprehensive Plan rather than the “inherited” Lee Plan.  
However, the City’s treatment of the DRGR area remains a carryover from the Lee Plan. 

The City’s Comprehensive Plan, as originally adopted and in its current form, acknowledges that conditions on the 
ground are inconsistent with the allowed uses and the permitted densities identified in the DRGR Future Land Use 
(FLU) category and recognizes the need to update the plan in order to allow appropriate types and intensity of 
uses and to implement water quality and quantity measures.

The Bonita Plan defines the DRGR designation as follows:

Future Land Use Element (FLUE) Policy 1.1.21:  Density Reduction Groundwater Resource (DRGR) - 
Intended to recognize geographic areas that provide significant recharge to aquifer systems associated with 
existing potable water wellfields or future wellfield development. Land uses in these areas must be 
compatible with maintaining surface and groundwater levels at their historic levels. Allowable land uses are 
limited to conservation uses; agriculture; residential uses at a maximum density of one dwelling unit per 10 
gross acres; public uses; non-profit recreational uses and essential services needed for the health safety and 
general welfare of the community such as lift stations, utility lines, equipment and appurtenances necessary 
for such systems to furnish adequate levels of service.

A cursory review of the DRGR landscape reveals that there is a significant amount of existing residential 
development at densities greater than one dwelling unit per acre, such as Citrus Park, Morton Grove and Lakes of 
San Succi, and that there are existing commercial uses such as the Comcast facility, and industrial uses such as the 
Bonita Grande Mine. Neither the existing uses nor the densities are consistent with what is allowed per FLUE 
Policy 1.1.21.
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In order to address these inconsistencies, the Bonita Plan includes several policies that: 

1. Make inconsistent uses and densities consistent by Policy (FLUE Policy 1.4); 
2. Requires study of the DRGR to determine what uses are appropriate in the DRGR area (FLUE Policy 1.7.1 

and Conservation/Coastal Management Element (CCME) Policy 16.4.1):

FLUE Policy 1.7.1: In order to best protect ground water resources, by year-end 2004, the City shall have 
completed a study to identify the types and intensity of uses that should be allowed within the DRGR area, 
and to determine the most effective and appropriate techniques to ensure the maintenance of adequate 
quantity and quality of surface and groundwater resources. The study shall include, but shall not be limited 
to, evaluation of the following factors in the study area: 

a. Subsurface and surface water resources.
b. Existing uses and those having received approval prior to the adoption of the City's 

Comprehensive Plan. 
c. Soils, wetlands, habitats and species and their quantity and quality.
d. The Imperial River and its historical and present floodways and flow ways.
e. Drainage and stormwater patterns and flooding.
f. The long term water and wastewater supply and disposal needs and plans of Bonita Springs 

Utilities. 
g. Resource protection measures applicable and contained in the City's Comprehensive Plan and 

land development regulations. 
h. Allowable uses and their density and intensity.
i. Existing and planned infrastructure in and affecting the area.
j. SFWMD and County ownership in and projects affecting the area.
k. Potential positive or negative effects of possible new land uses on the resource base(s) and new 

or amended best environmental management practices needed by the City to further its control.
 

CCME Policy 16.4.1: Within one year of adoption of its Comprehensive Plan, the City shall undertake a study 
to identify the types and intensity of uses that should be allowed within the DRGR, and to determine the 
most effective and appropriate techniques to ensure the maintenance of adequate quantity and quality of 
surface and groundwater resources. The study shall include, but shall not be limited to, evaluation of the 
following factors in the study area: 

a. Subsurface and surface water resources.
b. Existing uses and those having received approval prior to the adoption of the City's 

Comprehensive Plan. 
c. Soils, wetlands, habitats and species and their quantity and quality.
d. The Imperial River and its historical and present floodways and flowways.
e. Drainage and stormwater patterns and flooding.
f. Long term water and wastewater supply and disposal needs and plans of Bonita Springs 

Utilities. 
g. Applicable resource protection measures and those contained in the City's Comprehensive Plan 

and Land Development Regulations.
h. Allowable uses and their density and intensity.
i. Existing and planned infrastructure in and affecting the area.
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j. SFWMD and County ownership in, and projects affecting, the area.
k. Potential positive or negative effects of possible new land uses on the resource base(s) and new 

or amended best environmental management practices needed by the City for their control. At 
a minimum references will be to the FDEP "Florida Development Manual Chapter 6 Stormwater 
and Erosion Sediment Control BMPS for developing areas" and the University of Florida center 
for government responsibility "Guide to Local Groundwater Protection in Florida" Vol. 1—3. 

3. Establish a clear mandate to amend the Comprehensive Plan and change the DRGR Policies, based upon 
the above-mentioned studies.

FLUE Policy 1.7.2: Upon completion of the study referred to in Policy 1.7.1, the City shall amend its 
Comprehensive Plan to identify the uses considered most appropriate in the DRGR and the resource 
protection measures and practices necessary to ensure its continued viability. 

CCME Policy 16.4.2: Upon completion of the study referred to in Policy 16.3.1, the City shall prepare an 
amendment to its Comprehensive Plan identifying the land uses considered most appropriate in the DRGR 
and the resource protection measures and practices necessary to ensure its continued viability and submit 
this amendment for review by the Florida Department of Community Affairs and other appropriate 
agencies.

Several City-commissioned studies have been completed, and all the studies either recommended increased 
densities and/or acknowledged that potential impacts from higher densities could be mitigated with the 
application of Best Management Practices. The City has not yet acted on the studies as required by Policy 1.7.2 
and 16.4.2 and as such the DRGR designation remains essentially unchanged since incorporation.

DRGR Studies

Consistent with FLUE Policy 1.7.1, the City has conducted several water resource and land use studies of the DRGR.  
The most notable studies include the 2005 “Rawl Study,” the 2008 LaRue Evaluation and Appraisal Report (EAR) 
recommendations, the 2009 Bonita Springs DRGR Land Use Study also known as the “Delisi Report,” and the 2013 
North East Quadrant Land Use Plan, a.k.a. the Barraco Report.  According to the Delisi Report “to date there have 
been at least 17 different studies of the DR/GR in both Bonita Springs and unincorporated Lee County, the most 
recent of which was a study just to find out how many studies have been completed and what they said.”  

Without providing an exhaustive presentation of the findings and recommendations, the following summarizes 
key conclusions common to many of these reports.  Additionally, it is important to note that all of the studies 
identified above were commissioned by the City of Bonita Springs with the mandate to study the area, identify 
appropriate uses and protection measures, and amend the comprehensive plan accordingly.  



Imperial District
Comprehensive Plan Amendment

4 | P a g e

6610 Willow Park Drive Suite 200 Naples, FL 34109 | (239) 597-0575 | Fax (239) 597-0578
www.consult-rwa.com

The Rawl Study, which was the first study conducted pursuant to FLUE policies identified above, evaluated several 
land use development scenarios and their potential impacts on water resources. The scenarios included:

1) the Existing Land Use Map scenario, which assumed development patterns consistent with existing 
comprehensive plan limitations; 

2) the Future Land Use Map Version 2 scenario, which allowed residential densities from 1-10 dwelling units 
per acre and some commercial development; and 

3) the Future Land Use Map Version 3 scenario, which allowed the highest intensity of development and 
mimicked current development patterns found in the urban area of the City.  On page 85 of the study, 
Rawl states that: 

“Future Land Use Map Version 2, Figure 76, was developed as a low intensity scenario, which may be able 
to be implemented with little or no anticipated adverse impacts to the water resources in the study area.”   

Furthermore, the Rawl Study generally concludes that older developments occurred at a time when limited water 
quality standards existed and that current regulations, enhanced permitting requirements (that have since been 
implemented) and best management practices could allow more intense forms of development within the DRGR 
area.

The subsequent Larue, Delisi and Barraco studies resulted in similar conclusion and recommendations as 
summarized below.

Key Conclusions and Recommendations from the DRGR Studies:

 The Bonita Springs DRGR Future Land Use Category was inherited from Lee County and was established 
as a result of population accommodation non-compliance issues with the Department of Community 
Affairs and was always meant to be a “placeholder” until studies were conducted and the comprehensive 
plan was amended. In general, a broad brush was used by Lee County to delineate a reduced density area 
east of I-75.

 Prior to the creation of the Lee County DR/GR designation, the City DRGR lands west of Bonita Grand Drive 
were under the “Fringe” land use category, which “allowed up to 10 dwelling units per acre if urban 
infrastructure could be extended to serve the development” (pg 5, Delisi Report).

 The first Bonita-specific study of unique features and characteristics of the area was conducted by the 
Bonita Study Group in 1987 and recommended a designation of 3 dwelling units per acre for much or the 
DRGR area (pg 6, Delisi Report).

 Various studies acknowledge that many of the existing uses in the DRGR are inconsistent with the DRGR 
designation and the Barraco report “verifies that the 35% of the DR/GR land area (1912-ac.) does not 
match the policy and intent of the DR/GR...” (pg 1 Barraco Report).
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 According to the Barraco report, “Approximately 71% for the Study Area’s lands are urbanized and/or 
altered for agricultural, mining and residential uses.  Approximately 3/4’s of the area’s remaining viable 
forest and wetlands are protected via public preservation acquisition or conservation easements.” 

 The Rawl, Delisi, and Barraco reports all conclude that current density limitations are too restrictive.  They 
recommend allowing appropriate development opportunities and implementing best management 
practices associated with water resource management and protection coupled with sustainable 
community design and green building practices. 

o The Delisi Report recommends a density range of 2-5 dwelling units per acre (pg 60, Delisi Report)
o The Barraco Report recommends “... adding new densities in selected areas, ranging from 2.5 to 

3 units per acres, along with a 0.5 unit per ac. bonus density.” (pg 1.01, Barraco Report)
o As described above, Rawl’s Version 2 scenario which allowed development ranging from 1-10 

du/ac was assumed to have little or no adverse impacts on water resources.
 Numerous studies and reports recommend the use of Best Management Practices, many of which have 

already been incorporated in the Bonita Plan and are outlined in the Conservation/Coastal Management 
Element, Objective 9.3 and its implementing policies.)

 Many of the reports recommend surface water restoration initiatives that include filter marshes and flow-
ways.

 Rawl, Delisi and Barraco recommend new funding mechanisms for public infrastructure and water 
resource projects, including collaboration with private entities to deliver beneficial projects.

DRGR Moratorium & Citizens Water Strategy Task Force

The City established a Land Use moratorium in December 2013 on the processing of any comprehensive plan 
amendments within the DRGR in order to “provide a reasonable amount of time for the Bonita Springs Citizens 
Water Strategy Task Force to carry out their objectives.”

The City Council held a public meeting on the Barraco Report prior to the declaration of the moratorium. The 
report was “received” but not implemented by the City. The City formed a Citizens Water Strategy Task Force, 
comprised of stakeholder representatives appointed by the council, to make recommendations prior to the end 
of the moratorium. This task force reviewed prior studies, discussed water resource issues in the DRGR, held public 
meetings to obtain community input, and, in December 2014, presented over 30 recommendations to City 
Council. These recommendations addressed water quantity, water quality, water supply, and other miscellaneous 
issues. The City Council reviewed all recommendations, refined several of them, and approved 29 
recommendations. The Council also directed city staff to develop a Plan of Action and Timetable for implementing 
those recommendations. The recommendations were broad ranging in scope and included recommended 
policies, Land Development Code changes, coordination efforts with agencies, restoration initiatives, water 
monitoring, guidelines, and standards.
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Proposed Imperial District 

The proposed Imperial District Future Land Use (FLU) category (Exhibits 05 and 06) provides a mechanism to 
implement the recommendations of the studies and the Water Strategy Task Force presented above.  The 
proposed Imperial District is consistent with the Comprehensive Plan’s Vision and stated policies (FLU Policy 1.7.1 
and CCME Policy 16.4.2) of amending the comprehensive plan to allow “uses considered most appropriate in the 
DRGR and the resource protection measures and practices necessary to ensure its continued viability.” 

The following describes how the proposed district is consistent with, implements, or furthers the Comprehensive 
Plan as well as the applicable Task Force recommendations.

Most importantly, the Imperial District provides a balanced solution to an undesirable and unsustainable 
development future for DRGR Lands.  The proposed district, similar to the Conservation Fringe District for Bonita 
Grande Mine, provides an opportunity to define and limit the type of development that can occur within these 
lands and to tailor development in such a way that it will provide water quality, water quantity, natural resource 
and flood control benefits. 

The alternative is the risk of low-density, well and septic ranchette-style development scattered throughout the 
DRGR and continued impacts from agricultural uses.  Under such a scenario, Bonita Springs remains inconsistent 
with its own Comprehensive Plan and loses its ability to protect environmental resources and deal with existing 
deficiencies in surface and groundwater resources. 

More specifically, the Imperial District provides the following benefits:

 Is site specific and provides assurance and predictability regarding future development on the subject 
property.

 Mandates a Planned Development Rezone that requires detailed development information, a public 
review process and the ability to include special conditions.  

 Allows for a transitional community between the denser uses to the west and the lower density uses and 
conservation lands to the east. It allows a transitional density of 2.13 dwelling units per acre, which is 
consistent with the densities recommended by previous DRGR studies.

 Implements applicable recommendations from the previous DRGR studies and the Water Strategy Task 
Force.

 Provides safeguards to ensure appropriate forms of development.
 Requires green infrastructure/water resource improvements that will yield regional benefits at no cost to 

the City.
 Permanently eliminates the ranchette, well and septic, large-lot development option.
 Permanently eliminate agricultural uses that have significant environmental and water-resource impacts.
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 Eliminates agricultural use of pesticides and fertilizers.
 Reduces water utilization that results from agricultural operations.
 Helps restore regional surface water flows, as well as improve off-site conveyance, treatment and flood 

control/retention conditions.
 Allows for wildlife habitat and connections via the future drainage conveyance/restoration area that will 

include habitat restoration and the creation of filter marshes.
 Preserves existing wetlands onsite and connect to the contiguous future drainage conveyance/restoration 

area that will provide foraging habitat for wading birds.
 Ensures connection to public water and sewer and eliminate potential well and septic systems. 
 Accommodates water treatment of additional surface water flows external to the project via the future 

drainage conveyance/restoration area and filter marsh.
 Requires an Enhanced Lake Management Plan to reduce nitrogen and phosphorous loading.
 Requires the installation of monitoring well and coordination of ground and surface water monitoring.
 Requires a Hydrological Restoration Plan.
 Supports the protection of existing or proposed public water wells in the area.
 Will result in development that is more compatible with adjoining properties now and in the future.
 Requires an indigenous management plan addressing human-wildlife coexistence.
 Mandates Florida Friendly plantings and low irrigation requirements for common elements.
 Provides central management of fertilizers and pesticides and the control of application by individual 

homeowners.
 Provides for an internal system of trails, pathways and sidewalks to promote a walkable community.
 Includes bicycle and/or pedestrian interconnection to adjacent park or conservation lands.
 Assurance and predictability regarding future development and the ability to cap density and intensity 

and condition approval through the planned development process.
 A positive fiscal impact resulting from an increased tax base and impact fees. 
 Quality housing that will help the City meet its anticipated population growth. 
 Promotes internal capture and reduce trips on the road by providing internal amenities, and 

neighborhood commercial uses.
 Provides a nearly a 20-acre regional drainage conveyance/restoration area and filter marsh that will help 

the city meet regional hydrological restoration goals. 

 Provide onsite storm water management design that incorporates water quality treatment areas (filter 
marsh / planted upland areas or swales) prior to discharge to onsite proposed lakes.
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Consistency with the Water Strategy Task Force Recommendations

The proposed Imperial District is consistent with applicable Task Force recommendations and incorporates 
numerous recommendations that are appropriate for the subject property.

WATER QUANTITY #1:
Implement and codify the improvement of the water retention/detention requirements in the DRGR by at least 
10% over the current requirement of 1.5 inches. 

Implemented by: 
The proposed Imperial District requires proposed development to provide treatment which meets or 
exceeds 10% over the required 1.5 inches in accordance with SFWMD design and permit criteria. In 
addition to the minimum of 1.5 inches of water quality treatment, the Imperial District also requires 0.5” 
of additional storage.

WATER QUANTITY #4:
Ensure the additional areas of storage and flow ways and water treatment areas in the Bonita Springs DRGR area 
are integrated to the best extent possible for effectiveness for flood protection, water quality improvements and 
improvement of groundwater resources.

Implemented by: 
The proposed district requires that the on-site surface water treatment system provide a unique 
treatment train, and implement Best Management Practices (BMP’S) that filter the excess runoff and 
remove nutrients from the storm water. Prior to any discharge of the development storm water, the 
runoff from the improved lands and roadways will be directed to initial treatment areas such as dry 
retention storage or filter marsh treatment. This initial treatment will reduce nitrogen and phosphorus 
nutrient loading significantly before being discharged to an interconnected lake system. This initial 
treatment will also ensure that no directly connected impervious areas discharge directly to the lakes.  
The overall interconnected lake system provides storage and detention time so that surface water can 
further reduce the nutrients while also recharging the surficial groundwater table. 

The water management system of lake storage will reduce the excess runoff from the site by a control 
structure that will enable water quality detention and peak runoff attenuation, while mimicking and 
sustaining average wet season water table conditions. The proposed lake control elevations and peak 
flood stages will complement the City of Bonita Springs Stormwater Master Plan so that the proposed 
surface water system provides necessary flood protection and does not increase peak flows or volume of 
excess runoff downstream. Finally, a proposed ±20-acre regional drainage conveyance/restoration area 
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and filter marsh will enhance the Imperial Watershed conditions by providing both water quality/quantity 
and ecological enhancements within the property’s area.  

The existing steeply banked agricultural ditch to the east of the property will be re-contoured and planted 
to serve as a lush filter marsh while still providing conveyance and flood protection for flows coming from 
upstream lands. The project can also contribute to broader efforts to improve surface and subsurface 
regional conditions.   The drainage conveyance/restoration area and /filter marsh will be constructed by 
the Developer.

WATER QUANTITY #10
When any significant roadway improvement project is undertaken, consider the inclusion of a linear filter marsh 
within the ROW to provide for slow conveyance of stormwater to the south, with additional benefit of pollution 
control along the length of the system. 

Implemented by:  
Roadway improvements within the Imperial District, where practicable, will utilize low impact, linear filter 
strips along, complete streets, and other “green” roadway design features. 

WATER QUANTITY #13
The Lower Tamiami Aquifer in the Bonita DRGR area receives significant recharge from both lateral water 
movement beneath the confining layer and vertical movement of water from the surficial aquifer above the 
confining layer. Therefore, groundwater recharge in the DRGR is an important issue and measures should be 
required to increase recharge potential, through improved water management practices that maintain or raise 
current groundwater levels and increase storm water storage and detention.

Implemented by: The proposed on-site water management system, specifically the interconnected lake 
system in combination with a designed control structure will provide additional storage and detention 
time that will ultimately recharge the surficial groundwater table. 

WATER QUALITY #3
Establish applicable Best Management Practices and Low Impact Design standards by local city ordinance.  

Implemented by: 
Conditions within the Imperial District require and promote the use of Best Management Practices and 
Low Impact Design.  Planning condition #1 requires an Enhanced Lake Management Plan, a Hydrological 
Restoration Plan, and an Indigenous Management Plan. Planning Condition #3 requires Florida-friendly 
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landscaping and low irrigation requirements.  Planning conditions #4 & #5 require enhanced water quality 
standards.  Planning condition #6 require connection to public utilities and #7 addresses protecting 
existing and proposed water wells.  Planning condition #8 promotes low impact roadway design, linear 
filter march retention elements and other “green” roadway design features. Condition #10 requires the 
delivery of a regional water-quality and future drainage conveyance/restoration area. Collectively, the 
proposed district conditions in addition to existing comprehensive plan policies such as CCME Policy 9.3.1 
establish applicable BMP for the Imperial District.

WATER QUALITY #4 
Implement and codify language in the LDC that requires new development (that requires development order) in 
the impaired Imperial River Basin BMAP to demonstrate that  post-development stormwater annual pollutant 
loading for total nitrogen is at least 26.5 % less than pre-development (existing conditions) as referred to in the 
December 2112 BMAP requirements. 

Implemented by: 
The project’s proposed water management system control structure(s) and conveyance systems will be 
designed to regulate the flows from the developed site to meet or reduce the existing peak discharges 
rates. The Imperial District conditions collectively promote total nitrogen reduction.  The proposed 
condition and most significantly, provision of an approximately 20-acre drainage conveyance/restoration 
area and filter marsh will provide local and potentially regional water quality benefits.  The Imperial 
District in combination with the Conservation Fringe category can provide basin-wide water quality and 
quantity benefits.   

WATER QUALITY #6
Add incentives to the current HOA educational efforts relative to pond maintenance and fertilizer use. 

Implemented by: 
The Imperial District requires an Enhanced Lake Management Plan that: 

“i) Applies best management practices for fertilizers and pesticides;
ii)  Provides erosion control and lake bank stabilization;
iii) Establishes lake maintenance requirements; and 
iv) Establishes an education program for any homeowners’ association for the property addressing 
issues such as restricted lake uses, fertilizer use, lake bank planting requirements, and best 
management practices.”
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WATER SUPPLY #1
Encourage BSU and the City to continue to work in collaboration to update the Wellfield Protection Ordinance, to 
restrict/prohibit contaminants near the potable supply wellfields. 

Implemented by: 
The Imperial District requires a hydrological restoration plan at the time of Development Order submittal, 
mandating that “existing and proposed public water wells shall be protected,” and that Planned 
Developments must demonstrate that they “shall not result in material detrimental impacts to existing 
and future potable ware supply resources.”

WATER SUPPLY #2
Create a plan that would provide opportunities to take stormwater currently artificially conveyed through canal, 
ditch, and pumping systems and redirect at least a portion of the flow into filter marshes or other areas. 

Implemented by: 
The Imperial District calls for the “delivery of a water quality and future drainage conveyance/restoration 
area that will contribute to enhancing regional flows and flood prevention control.”  This future drainage 
conveyance/restoration area will include existing wetland habitat and created or restored filter marshes 
through the restoration/enhancement of an existing canal on the eastern boundary of the district.   

WATER SUPPLY #3
Seek to eliminate/reduce private potable wells and septic tanks by planning future development in such a manner 
as to allow efficiency when extending the central water and sewer systems. 

Implemented by: 
Planning condition #6 of the imperial district requires that “the project shall connect to public water and 
sewer services provided by Bonita Springs Utilities and shall collect to reclaimed water if available.”
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Consistency with City Goals and Objectives 

The proposed comprehensive plan amendment is consistent with the goals, objectives, and policies set forth in 
the various elements of the Bonita Springs’ Comprehensive Plan (Bonita Plan). More specifically, the proposed 
Imperial District (once removed from the DRGR) is not contrary to any goals, objectives, and policies outlined in 
the Bonita Plan.  The Imperial District is consistent with and furthers the following applicable Goals, Objectives, 
and Policies:

BONITA SPRINGS TOMORROW: VISION
The City’s vision is for a community that is human scale, walkable, appreciative of the great natural environment, 
and has outstanding parks and recreational facilities.

Analysis:  The Imperial District promotes development that is of a lower density and scale, and compatible 
with existing and planned surrounding uses.  It promotes a mixed-use development pattern, walkability, 
and human interaction; it provides park and recreational amenities;  and incorporates green infrastructure 
components that support and protect natural systems.

The Bicycle/Pedestrian Exhibit sets forth the master plan for providing an extensive network of sidewalks, 
pathways, and trails that interconnect all parts of the project. All residences in the northern tract are 
within ¼ mile of the Amenity Center, which is easily accessible by all pedestrians and cyclists. The 
neighborhood commercial abuts the south tract and can be easily accessed by those residents by walking 
and cycling. As for the northern tract, while it is further away (.75 to 1.25 miles), it is within reach for avid 
walkers and relatively close for cyclists.

FUTURE LAND USE ELEMENT (FLUE)

Goal 1: A balanced land use pattern that promotes a high quality of life and allows for a variety of land uses, 
densities and intensities and the preservation and stabilization of existing neighborhoods; encourages mixed use 
development; promotes an efficient transportation system; preserves the natural environment and economic 
vitality of the community; and, is consistent with the availability of essential services.

Policy 1.1.2:  Density, Affordable Housing Density Bonus, and Wetlands Transfer of Density

a. While each individual land use category may include a maximum allowable density for residential uses, the 
actual allowable density for any given property will be stated in the Land Development Code based on, but not 
necessarily limited to, consideration of the following factors:
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1. Compatibility with surrounding existing land uses and future land use patterns;
2. Vehicular access and existing and planned roadway patterns;
3. Availability of public services and facilities; and
4. Environmental considerations

Analysis:  The proposed district is consistent with this Goal and Policy 1.1.2, which sets forth a range of 
densities based on location, availability and efficient utilization of existing infrastructure, and 
compatibility between uses, availability of public services and facilities and environmental considerations. 

The subject property is an appropriate location and represents infill development between Citrus Park 
and the future residential planned development on the Bonita Grande Mine site.  The land has been 
significantly impacted by agricultural uses over several decades.  The proposed Imperial District will allow 
and ensure development that is compatible with surrounding properties, will be connected to central 
water and sewer, and will provide regional environmental benefits.  

Policy 1.1.25: Within one year of adoption of the Comprehensive Plan the City will prepare Land Development 
Regulations which implement the Comprehensive Plan and which, at a minimum:

a. Regulate the subdivision of land to promote compatibility among adjoining uses and reduce the potential for 
urban sprawl by encouraging infill and redevelopment.

b. Regulate the use of land and water consistent with this Element by including provisions:

1. for a range of zoning districts of varying intensities matched to purpose of each district.
2. to encourage the location of lesser intensity nonresidential uses adjacent to residential uses;
3. for spatial and/or vegetative buffers, walls or fences, or other appropriate measures that will ensure 

compatibility between residential uses and more intensive nonresidential uses, to ensure 
compatibility of adjacent land uses;

4. to prevent overcrowding by limiting building and impervious coverage and requiring adequate open 
space.

c. Protect environmentally sensitive lands, including wetlands and rare and unique upland habitat by including 
provisions that limit the development footprint, requiring development only under the Planned Development 
provisions of the Land Development Code, and requiring use of clustering and other innovative and appropriate 
development techniques which shift structures and infrastructure to nonsensitive areas.
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d. Illustrate the acceptable types, dimensions and locations of signs to identify businesses.

e. Prevent or reduce damage from periodic flooding by limiting development within the 100-year floodplain, 
prohibiting new mobile home parks within the CMA, and establishing a maximum impervious surface 
coverage for residential and nonresidential uses.

f. Ensure safe and convenient on-site traffic flow and vehicle parking needs through provisions that limit curb 
cuts, promote shared parking, encourage parking located to the rear of buildings, and facilitate pedestrian 
and bicycle access.

g. Include in the requirements for development approval, consideration of topography and soil conditions to 
ensure that adjoining properties are protected from stormwater impacts of adjacent development and that 
environmentally sensitive lands are protected from the impacts of development.

Analysis:   We have demonstrated compatibility with surrounding uses, and that the proposed project 
represents infill between residential projects to the west and current industrial uses to converted to 
residential and park use to the east.  This project cannot be considered sprawl in that existing residential 
communities along Bonita Beach Road and the Bonita Grande Mine lie further east than it does and abut 
significant conservation lands.

The Imperial District requires, through the Planned Development (PD) rezone, a minimum of 60% of open 
space, protection of existing wetlands onsite (±4.08 acres), remove exotics, and provision of an 
approximately 20-acre future drainage conveyance/restoration area that will include filter marshes and 
wading bird habitat.

Wetland habitat identified on the project site is isolated by development, invaded with exotic vegetation, 
and currently provides minimal function. These wetlands will be restored, protected onsite and 
incorporated with the approximately 20-acre future drainage conveyance/restoration area and filter 
marsh design component that provides quality habitat, water storage and treatment.

The proposed Imperial District is responsive to land and water conditions and provides numerous 
restrictions/standards/conditions for developing within the district.  

The Imperial District provides for neighborhood commercial to support residential uses in the area.

The Imperial District and resulting project will meet and exceed all buffering requirements in the LDC, 
a wall will be built adjacent to the proposed spine road where it abuts Citrus Park, and commercial uses 
have been located away from existing residential communities.
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The Imperial District mandates an enhanced open space requirement of 60%.

The City has sign regulations in place. The Imperial District and resulting project will be consistent with 
the LDC other than where a deviation is requested.

We will meet enhanced water management standards contained in the Imperial District, and the 
eventual project will require SFWMD ERP approval and City approval.

The City has extensive roadway and complete streets requirements.  The Imperial District provides an 
extensive bike/ped master plan and will abide by Complete Streets regulations other than where a 
deviation is requested.

Regulations are included in the City LDC.  Enhanced water management requirements are addressed as 
part of the district.  The existing property is diked and berm and the ERP for the proposed Planned 
Development will demonstrate improved conditions with the development of the subject property.

Objective 1.7: To maintain, protect, and where feasible restore, the City's natural environment and resources, and 
to protect the City's historic resources.

Policy 1.7.1: In order to best protect ground water resources, by year-end 2004, the City shall have completed a 
study to identify the types and intensity of uses that should be allowed within the DRGR area, and to determine 
the most effective and appropriate techniques to ensure the maintenance of adequate quantity and quality of 
surface and groundwater resources. The study shall include, but shall not be limited to, evaluation of the following 
factors in the study area: 

a. Subsurface and surface water resources.
b. Existing uses and those having received approval prior to the adoption of the City's Comprehensive Plan. 
c. Soils, wetlands, habitats and species and their quantity and quality.
d. The Imperial River and its historical and present floodways and flow ways.
e. Drainage and stormwater patterns and flooding.
f. The long term water and wastewater supply and disposal needs and plans of Bonita Springs Utilities. 
g. Resource protection measures applicable and contained in the City's Comprehensive Plan and land 

development regulations. 
h. Allowable uses and their density and intensity.
i. Existing and planned infrastructure in and affecting the area.
j. SFWMD and County ownership in and projects affecting the area.
k. Potential positive or negative effects of possible new land uses on the resource base(s) and new or 

amended best environmental management practices needed by the City to further its control. 
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Analysis:   Several planning studies have been conducted for the DRGR, most recently “The NE Quadrant 
Land Use Plan.” The City also established a Citizens Water Strategy Task Force that evaluated land use 
issues within the DRGR and made final recommendations to the City in December 2014. As described in 
the section above, the Imperial District incorporates applicable recommendations of the Task Force to 
ensure protection and enhancement of water resources. The Imperial District establishes a balanced 
framework that allows appropriate uses in an appropriate location while protecting the quantity and 
quality of surface and ground water resources. 

Subsurface and surface water resources will be improved and enhanced as a result of the design and best 
management practices criteria found in the Imperial District category.  An Enhanced Lake Management 
Plan will be provided at time of PD rezoning and a Hydrological Restoration Plan will be provided at time 
of Development Order submittal.  The project will not adversely affect the long-term water and 
wastewater supply and disposal needs of the utility. The site will have access to potable water and sanitary 
sewer. The development will have positive effects on water resources; adhere to best management 
practices; and improve surface and subsurface water quality. 

Policy 1.7.2: Upon completion of the study referred to in Policy 1.7.1, the City shall amend its Comprehensive Plan 
to identify the uses considered most appropriate in the DRGR and the resource protection measures and practices 
necessary to ensure its continued viability.

Analysis:  The Imperial District implements the City’s mandate to amend its Comprehensive Plan and allow 
appropriate uses and ensure appropriate resource protection measures.   The Imperial District includes 
numerous conditions that will protect resources and ensure their continued viability and allows limited 
residential and complementary commercial resources that are appropriate for the area. 

Policy 1.7.3: The City shall establish a stream protection overlay zone to improve protection for the Imperial River, 
Oak Creek, Leitner Creek, and the Bayside drainage area of Little Hickory Island. The overlay zone shall require the 
use of Best Management Practices, as established in Objective 9.3 of the Conservation/Coastal Management 
Element, for new development and redevelopment and will target pollution control and water conservation 
education to existing residents. In the meantime, new development shall be required to ensure that the volume of 
stormwater runoff shall be no greater than that existing prior to development and that the quality of stormwater 
runoff shall be at least as good as that existing prior to development. Impacting these watersheds, new 
development will be required to adopt Best Management Practices approved by the City which will minimize runoff 
and reduce pollutants and are consistent with the Best Management Practices adopted by the City under Objective 
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9.3 of the Conservation/Coastal Management Element of this Comprehensive Plan, [reference Rules 62-4.242, 62-
302, and 40E-4, F.A.C. and the South Florida Water Management District's Basis of Review for ERP Applications.]

Analysis: Conditions within the Imperial District require and promote the use of Best Management 
Practices and Low Impact Design.  Planning condition #1 requires an Enhanced Lake Management Plan, a 
Hydrological Restoration Plan, and an Indigenous Management Plan. Planning Condition #3 requires 
Florida-friendly landscaping and low irrigation requirements.  Planning conditions #4 & #5 required 
enhanced water quality standards.  Planning condition #6 require connection to public utilities and #7 
addresses protection existing and proposed water wells.  Planning condition #8 promotes low impact 
roadway design, linear filter march retention elements and other “green” roadway design features. 
Condition #10 requires the delivery of a regional water-quality and future drainage 
conveyance/restoration area. Collectively, the proposed district conditions, in addition to existing 
comprehensive plan policies such as CCME Policy 9.3.1, establish applicable BMP for the Imperial District.

In addition to the foregoing, the surface water management system that will service the property has 
been designed in accordance with South Florida Water Management District requirements and is awaiting 
final permit approval from the District. The pre- versus post-development analysis demonstrates that 
there will be a reduction in discharge into the North Basin by 79% and the South Basin by 85% based on 
Peak Discharge amounts for the 25 year, 3 day storm once the property is developed as contemplated in 
the Saphira MUPD application. This reduced discharge is attributed to the allowable discharge rate within 
the applicable drainage basin and the volume of rainfall runoff storage available in the large overall lake 
area and dry detention area. Additionally, the minimum road elevations are proposed higher than the 
minimum five year one day peak stage, which allow for additional lake storage.

Policy 1.7.6:  The City shall protect its environmentally critical areas by requiring the use of Planned Development 
in locations exhibiting characteristics of environmentally critical areas including: (1) Areas designated as Resource 
Protection on the Future Land Use Map; (2) other wetlands identified on the map of Evaluated Wetlands in the 
Future Land Use Map Series, and; (3) rare and unique upland habitats, including sand scrub, coastal scrub and pine 
flatwoods identified on the Vegetation and Habitats Map contained in the Conservation/Coastal Management 
Element, where these habitats can be categorized as mature due to the absence of severe impacts caused by 
logging, drainage and exotic infestation.

Developments shall incorporate clustering or other innovative and appropriate development techniques to avoid 
clearing and other impacts associated with the development footprint by shifting infrastructure and other 
structures to appropriate nonsensitive locations.
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Analysis: The Imperial District requires all development to be approved through the Planned 
Development rezoning process.

The project does not contain rare and unique upland habitats and the only existing wetlands will be 
protected, restored and incorporated within a ±20-acre future drainage conveyance/restoration area and 
filter marsh.

As discussed in the Saphira MPUD application, a portion of the U. S. Fish and Wildlife Service’s (USFWS) 
Florida panther (Puma concolor coryi) Primary Zone overlaps the northern end of the Project.  As such, 
wildlife fencing will be utilized along the northern property boundary and along the western edge of the 
proposed conveyance to deter large mammals from accessing the residential development.  The fence 
will reduce the potential for interactions between humans and large mammals such as the Florida 
panther.  The fencing will consist of a six-foot chain link fence which has previously been approved by the 
Florida Fish and Wildlife Conservation Commission for projects in Southwest Florida.

Objective 1.8: Ensure that population densities in the Coastal High Hazard Area are not increased beyond that 
allowed prior to the adoption of this Comprehensive Plan.

Analysis:  No portion of the DRGR is located within the Coastal High Hazard Area. However, the proposed 
Imperial District promotes future residential development away from the Coastal High Hazard Area and 
areas of special flood hazard and provides an opportunity for a portion of the City’s projected population 
to be housed outside of the high hazard area. 

TRANSPORTATION ELEMENT

Objective 1.1: The implementation of a safe, convenient and energy efficient multi-modal transportation system 
which will be maintained and improved to accommodate the forecasted traffic demand for the year 2020 and 
which is consistent, to the extent possible, with the travel demand forecast model of the Metropolitan Planning 
Organization (MPO), the roadway system established by Lee County, and the Five-year Transportation Plan of the 
Florida Department of Transportation (FDOT).

Analysis:   The City’s Transportation Element requires the City to maintain a concurrency management 
system. The project’s Transportation Impact Statement (TIS) based on the updated 2045 Lang Range 
Transportation Plan demonstrates that no roadway segments would be adversely impacted by the 
proposed Future Land Use changes.



Imperial District
Comprehensive Plan Amendment

19 | P a g e

6610 Willow Park Drive Suite 200 Naples, FL 34109 | (239) 597-0575 | Fax (239) 597-0578
www.consult-rwa.com

Other roadway segments in the 2045 Long Range Transportation Financially Feasible Plan are shown to 
operate at LOS “F” before the Future Land Use changes were added to the road network. These links 
included E. Terry Street from Imperial Parkway to Bonita Grande Drive, Imperial Parkway from East Terry 
Street to south of Bonita Beach Road, Old 41 Road from Bonita Beach Road to West Terry Street 
(Constrained) and Bonita Beach Road from Bonita Grande Drive to Imperial Parkway.  These segments are 
pre-existing condition failures that are not caused by the proposed Future Land Use changes.

A review of the impacts to the 5-year Capital Improvement Plan also resulted in the conclusion that the 
Future Land Use changes do not require any changes to the short term 5-year CIP.  The land use changes 
will not cause any roadway segments to operate below the recommended minimum adopted LOS 
Standards.  Again, there are road segments that are shown to operate below the LOS standard in 2025 
BEFORE any trips from the project are added to the road network. These are considered pre-existing 
deficiencies for which the subject site is not responsible for mitigating.

The Applicant acknowledges that a Developer Agreement between the City and the Applicant may be 
needed to mitigate the impacts of the project should the LOS analysis at the time the Saphira MPUD zoning 
application considered shows the need for future improvements to the noted segment of E. Terry 
Street.

The Transportation Element also contains objectives and policies such as Objective 1.1 and Objective 1.2 
to increase mobility and improve all travel modes.  The proposed MPD incorporates the city’s complete 
streets requirements that have been implemented under LDC Section 3-303 and provides an extensive 
network of on-road and off-road bicycle and pedestrian facilities.  These facilities will interconnect 
neighborhoods, parks, conservation areas and recreational facilities. As transit is extended to this area, 
the project will accommodate a transit stop to service residents.  

Objective 1.1: The City shall increase mobility for all modes of travel within the City, including vehicles, bicycles, 
pedestrians and transit.

Analysis:   Development within the Imperial District will promote “complete streets” design and will 
incorporate an extensive network of on-road and off-road bicycle and pedestrian facilities.  These facilities 
will interconnect neighborhoods, parks, conservation areas and recreational facilities. As transit is 
extended to this area, the project will accommodate a transit stop to service residents. 

CONSERVATION/COASTAL MANAGEMENT ELEMENT

Objective 16.4: The City will take measures to ensure that groundwater and other resource quality in the Density 
Reduction Groundwater Resource (DRGR) area is maintained or improved. 
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Policy 16.4.1: Within one year of adoption of its Comprehensive Plan, the City shall undertake a study to identify 
the types and intensity of uses that should be allowed within the DRGR, and to determine the most effective and 
appropriate techniques to ensure the maintenance of adequate quantity and quality of surface and groundwater 
resources. The study shall include, but shall not be limited to, evaluation of the following factors in the study area: 

a. Subsurface and surface water resources.
b. Existing uses and those having received approval prior to the adoption of the City's Comprehensive Plan. 
c. Soils, wetlands, habitats and species and their quantity and quality.
d. The Imperial River and its historical and present floodways and flowways.
e. Drainage and stormwater patterns and flooding.
f. Long term water and wastewater supply and disposal needs and plans of Bonita Springs Utilities. 
g. Applicable resource protection measures and those contained in the City's Comprehensive Plan and Land 

Development Regulations. 
h. Allowable uses and their density and intensity.
i. Existing and planned infrastructure in and affecting the area.
j. SFWMD and County ownership in, and projects affecting, the area.
k. Potential positive or negative effects of possible new land uses on the resource base(s) and new or 

amended best environmental management practices needed by the City for their control. At a minimum 
references will be to the FDEP "Florida Development Manual Chapter 6 Stormwater and Erosion Sediment 
Control BMPS for developing areas" and the University of Florida center for government responsibility 
"Guide to Local Groundwater Protection in Florida" Vol. 1—3. 

Analysis:  Please see the analysis provided for FLUE Policy 1.7.1. 

Policy 16.4.2: Upon completion of the study referred to in Policy 16.3.1, the City shall prepare an amendment to 
its Comprehensive Plan identifying the land uses considered most appropriate in the DRGR and the resource 
protection measures and practices necessary to ensure its continued viability and submit this amendment for 
review by the Florida Department of Community Affairs and other appropriate agencies.

Analysis:  Please see the analysis provided for FLUE Policy 1.7.2. 

Goal 7: Resource Protection. To manage the City's wetland and upland ecosystem so as to maintain and enhance 
native habitats, floral and faunal species diversity, water quality, and natural surface water characteristics.

Analysis:  All applicable goals, objectives, and policies of the Bonita Plan will apply to the Imperial District. 
The project does not contain rare and unique upland habitats and the only existing wetlands will be 
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protected, restored and incorporated within a ±20-acre future drainage conveyance/restoration area and 
filter marsh.

As discussed in the Saphira MPUD application, a portion of the U. S. Fish and Wildlife Service’s (USFWS) 
Florida panther (Puma concolor coryi) Primary Zone overlaps the northern end of the Project.  As such, 
wildlife fencing will be utilized along the northern property boundary and along the western edge of the 
proposed conveyance to deter large mammals from accessing the residential development.  The fence 
will reduce the potential for interactions between humans and large mammals such as the Florida 
panther.  The fencing will consist of a six-foot chain link fence which has previously been approved by the 
Florida Fish and Wildlife Conservation Commission for projects in Southwest Florida.

Policy 7.2.3: The City shall, when providing new infrastructure, avoid disrupting the natural functions of significant 
natural systems within the City by using the following process:

a. At a minimum, "Significant natural system" (SNS) shall include the estuary, including Spring Creek and the 
Imperial River and its tributaries, and environmentally sensitive lands as defined in Policy 7.1.1 d.2.

Analysis:   All relevant goals, objectives, and policies of the Bonita Plan will continue to apply to the 
Imperial District. The project area does not contain significant natural systems, but does contain low 
quality wetlands (approx. 4.08 acres), that are heavily infested with exotics.  The project will provide for 
the on-site restoration of wetland functions.

Policy 7.2.8: The City shall use regulations and incentives, such as the following for preserving and planting native 
plant species and for controlling invasive exotic plants, particularly within environmentally sensitive areas:

Analysis:    All relevant goals, objectives, and policies of the Bonita Plan will continue to apply to the 
Imperial District. The project area will remove invasive exotic vegetation and maintain control of exotics 
in perpetuity.

Policy 7.3.1: The City shall encourage upland preservation in and around preserved wetlands to provide habitat 
diversity, enhance edge effect, and promote wildlife conservation by including incentives in the City's open space 
requirements for using preserved native vegetation areas as upland buffers to natural water bodies. This incentive 
shall consist of a maximum of ten percent as referred to within Policy 7.2.2c.

Analysis:   The proposed Imperial District requires that, as part of the required Planned Development 
rezoning process, future projects include a minimum of 60% open space in order to implement a 
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combination of any of the following: flow-ways, drainage conveyance/restoration areas, buffers and 
landscaped areas, lakes, parks, conservation areas, active and passive recreation areas, outdoor active 
and passive public use areas, private yards, nature trails, and retention areas.

As discussed in the Saphira MPUD application, a portion of the U. S. Fish and Wildlife Service’s (USFWS) 
Florida panther (Puma concolor coryi) Primary Zone overlaps the northern end of the Project.  As such, 
wildlife fencing will be utilized along the northern property boundary and along the western edge of the 
proposed conveyance to deter large mammals from accessing the residential development.  The fence 
will reduce the potential for interactions between humans and large mammals such as the Florida 
panther.  The fencing will consist of a six-foot chain link fence which has previously been approved by the 
Florida Fish and Wildlife Conservation Commission for projects in Southwest Florida.

Policy 7.4.4: The City shall restrict the use of protected plant and wildlife species habitats to that which is 
compatible with the requirements of endangered and threatened species and species of special concern. New 
developments shall protect remnants of viable habitats when listed vegetative and wildlife species inhabit a tract 
slated for development, except where equivalent mitigation is provided based on the recommendations of the 
Florida Fish and Wildlife Conservation Commission.

Analysis:   The only remnant wetland area does not provide habitat for listed plants or animals.  However, 
it will be restored, protected and incorporated within a ±20-acre future drainage conveyance/restoration 
area and filter marsh that will create foraging habitat for listed wading birds.

Goal 15: Wetlands. The City shall maintain and enforce a regulatory program for development in wetlands that is 
cost-effective, complements federal and state permitting processes, and protects the fragile ecological 
characteristics of wetland systems.

Policy 15.1.6: The natural functions of wetlands located in the City, as identified in the wetland inventory and 
evaluation contained in the Conservation/Coastal Management Element, shall be maintained and not degraded; 
and, degraded wetlands shall be restored whenever possible.

Analysis:   Wetland functions will be maintained.  The project will restore and/or create viable on-site 
wetlands that will function as habitat for wildlife, water quality treatment, and water storage.  The 
restored and/or created wetlands will provide values and functions greater than the existing, degraded 
wetlands.  Stormwater facilities will be designed in accordance with applicable regulations and will 
incorporate on-site wetland systems.
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Goal 16: Water Quality. To ensure that water quality is maintained or improved for the protection of the 
environment and people of the City of Bonita Springs.

Objective 16.3: Incorporation of Green Infrastructure into the Surface Water Management System. The long-term 
benefits of incorporating green infrastructure as part of the surface water management system include improved 
water quality, improved air quality, improved water recharge/infiltration, water storage, wildlife habitat, 
recreational opportunities, and visual relief within the urban environment.

Analysis:   The Imperial District incorporates applicable recommendations of the Citizens Water Strategy 
Task Force.  The project will incorporate green infrastructure into the surface water management system 
by creating an adjacent off-site future drainage conveyance/restoration area, building lakes with upland 
pre-treatment areas and enhanced littoral plantings, directing surface runoff to swales planted with native 
grasses, and restoring or creating wetlands that serve as filtration marshes and habitat for wildlife. The 
Imperial District will include a regional water quality drainage conveyance/restoration area and filter 
marsh that will provide area-wide benefits. This ±20-acre drainage conveyance/restoration area and filter 
marsh that will serve as an important environmental feature as well as provide water quantity storage 
and nutrient reduction.  This improvement can potentially help the City with flood prevention control and 
assist in the Imperial River and City in meeting its Total Nitrogen (TN) reduction goals.

Policy 16.3.2: The City will require new developments to design their surface water management system to 
incorporate existing wetland systems.

Analysis:  Again, the existing wetlands will be restored, protected and incorporated within a regional 
drainage conveyance/restoration area and filter marsh that will provide water quality treatment and 
restored habitat for wildlife. The surface water management system will also include lakes with enhanced 
littoral plantings and vegetated swales planted with native grasses.

HOUSING ELEMENT

Objective 1.1: Housing Availability - Provide for an amount and distribution of residential land in the City adequate 
to allow for a variety of housing types, including mobile and manufactured homes, and sites for affordable 
workforce housing as defined in 380.0651(3)(h), F.S. and very low, low and moderate income households, sufficient 
to meet the infrastructure and public facility needs of current and anticipated residents.  
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Policy 1.1.1: The Future Land Use Map shall designate lands for development at a range of residential densities 
suitable for single-family, multi-family, mobile and manufactured housing in residential, commercial and mixed-
use categories sufficient to accommodate the existing population and anticipated growth over the planning period.

Analysis: The Imperial District will help the City provide lands that will accommodate its anticipated 
population growth and that will allow for a range of housing types and supporting neighborhood 
commercial uses.  

INFRASTRUCTURE ELEMENT

POTABLE WATER SUB-ELEMENT

Objective 1.1: The City shall continue to ensure the provision of acceptable levels of potable water service 
throughout the City, indirectly through franchised utility companies.

Policy 1.2.1: The City shall encourage residential uses, and require nonresidential uses, to connect to central 
potable water utility when potable water lines have been installed immediately adjoining the property and service 
is available.

Analysis:  The Imperial District requires that all development connect to public water and sewer service. 
The subject property is located within the Bonita Springs Utilities (BSU) water service area. The water 
infrastructure serving the development will be permitted and constructed by the Developer and 
subsequently dedicated to BSU upon certification of the system to place into service. 

Based upon an estimated 700 residential units and 54,450 square feet of commercial space proposed, this 
results in a demand of 190,750 GPD. The BSU Water Treatment Plant has adequate capacity, with an 
additional 7.59 million gallons of water per day, to provide service to the project. The expected increase 
in flows can be accommodated by BSU without revisions to the current regional potable water system. 

SANITARY SEWER SUB-ELEMENT

Objective 1.1: The City shall continue to ensure the provision of acceptable levels of sanitary sewer service 
throughout the City, indirectly through franchised utility companies.
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Policy 1.2.1: The City shall require on-site sewage disposal systems to connect to central sanitary sewer when 
sanitary collection lines have been installed immediately adjoining, and service is available to, the property served 
by the on-site system.

Analysis:  The Imperial District requires that all development connect to public water and sewer service. 
The property is located within the Bonita Springs Utilities (BSU) wastewater service area. This proposed 
land use is expected to generate an average daily wastewater flow of 152,600 gallons per day at build-out 
for the anticipated 700 residential units and 54,450 square feet of commercial space. The existing system 
has the available capacity to treat an additional 6.33 million gallons of effluent per day. No improvements 
to BSU’s regional wastewater system will be necessary to service the additional demand. 

SOLID WASTE SUB-ELEMENT 

Goal 1: To ensure the health, safety and general welfare of the citizens of Bonita Springs through the proper 
management and disposal of solid waste.

Analysis:  All relevant goals, objectives, and policies of the Bonita Plan will continue to apply to the 
Imperial District. 

The comprehensive plan indicates that the minimum acceptable level of service standards for availability 
of solid waste disposal shall be 7 pounds per capita per day.  Development within the Imperial District will 
have no impact on solid waste disposal, which will be contracted through Lee County to a private waste 
hauler. 

STORMWATER MANAGEMENT/AQUIFER RECHARGE SUB-ELEMENT 

Goal 1: To protect and improve the quality of receiving waters and natural areas and the functions of natural 
groundwater aquifer recharge areas while also providing flood protection for existing and future development. 

Objective 1.1: Improve stormwater management, in terms of both quantity and quality, within the City.

Analysis:  The proposed Imperial District requires proposed development to provide treatment which 
meets or exceeds 10% over the required 1.5 inches in accordance with SFWMD design and permit criteria. 
In addition to the minimum of 1.5 inches of water quality treatment, the Imperial District also requires 
0.5” of additional storage.
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Objective 1.3: To protect the City's groundwater supplies from those activities having the potential for depleting 
or degrading those supplies.

Analysis:  The Imperial District requires a Hydrological Restoration Plan to ensure proposed development 
demonstrates that it will not deplete or degrade the City’s groundwater supply. 

It is anticipated that the proposed district will improve existing groundwater conditions through addition 
of control structures and filter marshes. The elimination of the ditch and direct outfall condition will 
achieve on-site pre-agricultural water levels. The surface water management system for the project will 
raise existing water levels to pre-agricultural development levels, providing increased recharge potential 
to the groundwater table. 

RECREATION/ OPEN SPACE ELEMENT

Objective 1.1: Ensure that adequate active recreation in the form of regional parks is available to the residents 
and visitors of the City of Bonita Springs. 

Policy 1.1.1: The City's adopted level of service for parks shall be: 
Regional parks: six acres per 1,000 resident and seasonal population. 
Community parks: one acre per 1,000 resident and seasonal population

Analysis:  All relevant goals, objectives, and policies of the Bonita Plan will continue to apply to the  
Imperial District. The Imperial District will provide residents active and passive recreational space through 
the development of an internal park, open space and native habitat areas.  Access will also be provided 
to adjacent conservation lands (if allowed) and the City’s park within the adjacent Conservation Fringe 
Future Land Use category. Compliance with this policy is addressed in detail as part of the Public Facilities 
Impact analysis.
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Effect on Population

The proposed amendment will not affect population projections for Bonita Springs.  It will, however, provide 
developable land to accommodate the future population growth already anticipated.  The proposed amendment 
will allow a maximum of 700 units.  At 2.44 persons per household (United States Census, QuickFacts, Bonita 
Springs city, Florida; 2014-2018) the proposed district would accommodate approximately 1,708 people.

According to the City’s 2016 Evaluation and Appraisal Report (EAR), “if the city grows at its previous rate, the 
combined permanent and seasonal population is projected to rise from 77,675 in 2015 to 112,093 in 2040. Based 
on the average household size of 2.63 residents per unit, this could translate into roughly 13,000 additional units 
in the City to accommodate the projected population growth.”

The EAR includes a vacant land analysis that estimates how many total units could be developed on that vacant 
land.  The study concludes that the limited developable vacant land (see vacant land exhibit from 2016 EAR below) 
can accommodate 15,025 units.

While the City technically has enough capacity on its future land use map to accommodate the projected 
population, it can be argued that the developable land supply is very limited and that much of the vacant land 
remaining will be built at densities lower than the maximum allowable.  The lower development densities are due 
to site conditions, environment restrictions, open space and preserve requirements, and the need to ensure 
compatibility with existing lower density residential communities.  

Limited land supply invariably leads to escalating land costs and increasing home prices. This could potentially 
exacerbate the housing affordability challenge within the city.  As such, increasing the amount of developable land 
can help the city meet projected land and housing demand in the future. 

The current projections tell us that the City of Bonita Springs will remain a very attractive place for people to 
relocate and that in-migration will continue to fuel growth and demand for housing.  The proposed Imperial 
District will help the City keep pace with the increasing population and will provide housing supply in the form of 
a quality development that provides a variety of housing types, complementary commercial uses, recreational 
amenities, parks, open space and functional natural habitat.
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Source: 2016 EAR
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Effect on Surrounding Local Governments  

The size and scale of the proposed Imperial District does not rise to the level of having a regional impact and 
affecting surrounding local government. The proposed Imperial District is consistent with the goals, objectives, 
and policies of adjacent jurisdiction and advances mutual water resource objectives.  The Imperial District can 
provide regional benefits by contributing to improved hydrological conditions within the Imperial Basin which is 
downstream from Lee County Lands.

The proposed district represents infill development that is compatible with surrounding existing and planned uses.  
The proposed district abuts the Larry Kiker Preserve and Lee County to the north.  The Imperial District is bermed 
and physically separated and buffered from the abutting preserve.  A portion of the project abuts Lee County 
lands where potential upsteam flows could be directed to the approximately 20-acre future drainage 
conveyance/restoration area that will be provided as part of the district. 
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Relevant State and Regional Policy Plan Goals & Objectives 

State Comprehensive Plan 
With the sweeping changes to Florida’s growth management law resulting from the Community Planning Act of 
2011 (HB 7207), the State’s focus, in terms of Growth Management and Land Use regulation was narrowed to 
matters of critical State concern.  As such, the consistency requirement between local comprehensive plans and 
the state comprehensive plan was eliminated.  Nonetheless, the following addresses how the proposed Imperial 
District can further State’s Comprehensive Plan Goals (and applicable Objectives):

(7) WATER RESOURCES.—
Goal.—Florida shall assure the availability of an adequate supply of water for all competing uses deemed 
reasonable and beneficial and shall maintain the functions of natural systems and the overall present level 
of surface and ground water quality. Florida shall improve and restore the quality of waters not presently 
meeting water quality standards.

(9) NATURAL SYSTEMS AND RECREATIONAL LANDS.—
Goal.—Florida shall protect and acquire unique natural habitats and ecological systems, such as wetlands, 
tropical hardwood hammocks, palm hammocks, and virgin longleaf pine forests, and restore degraded 
natural systems to a functional condition.

(14) PROPERTY RIGHTS.—
Goal.—Florida shall protect private property rights and recognize the existence of legitimate and often 
competing public and private interests in land use regulations and other government action.

(15) LAND USE.—
Goal.—In recognition of the importance of preserving the natural resources and enhancing the quality of 
life of the state, development shall be directed to those areas which have in place, or have agreements 
to provide, the land and water resources, fiscal abilities, and service capacity to accommodate growth in 
an environmentally acceptable manner.

(24) EMPLOYMENT.—
Goal.—Florida shall promote economic opportunities for its unemployed and economically disadvantaged 
residents.

Southwest Florida Regional Planning Council Strategic Regional Policy Plan (SRPP)

The proposed amendment can contribute to or further the following Goals and related Strategies of the SRPP:

Economic Element
Goal: 1
Strategy: Maintain the physical infrastructure to meet growth demands
Strategy: Ensure the adequacy of lands for commercial and industrial centers, with suitable services provided.
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Natural Resources Element
Goal 3: The Florida Department of Environmental Protection, Water Management Districts, and local governments 
must have programs based on scientific modeling to protect surface water, potable wells, wellfields and 
contributing areas from contamination.

Livable Communities - Natural Resources 
Goal 2: Livable communities designed to improve quality of life and to provide for the sustainability of our natural 
resources. 
Strategy: Promote through the Council’s review roles community design and development principles that protect 
the Region’s natural resources and provide for an improved quality of life … support implementation where 
possible development concepts put forth by Cross Streets, Low Impact Design, Fit-Friendly Southwest Florida, 
Climate Prosperity, Food Systems Planning, and other initiatives consistent with the mission of the SWFRPC.

Livable Communities - Affordable Housing 
Goal 4: Southwest Florida will develop (or redevelop) communities that are livable and offer residents a wide 
range of housing and employment opportunities. 
Strategy: Development livable, integrated communities that offer residents a high quality of life.  

Livable Communities - Transportation 
Goal 5: Livable communities designed to affect behavior, improve quality of life and responsive to community 
needs. 
Strategy: Promote through the Council’s review function a good environment for driving, walking, bicycling, and 
public transit using a highly connected network of public streets, green space, and community centers.
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